'ORDINANCE 22-12

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COVINA,
CALIFORNIA, APPROVING ZONING CODE AMENDMENT (ZCA) 22-03
BY ADDING CHAPTER 17.59 (MIXED-USE OVERLAY DISTRICT) AND
CHAPTER 17.31 (AFFORDABLE HOUSING MIXED-USE OVERLAY
DISTRICT) TO TITLE 17 OF THE COVINA MUNICIPAL CODE, AND
ESTABLISHING NEW DEVELOPMENT REGULATIONS FOR MUOD
AND AHMUOD, AND MAKE FINDINGS PURSUANT TO CEQA

WHEREAS, the City is responsible for adopting and implementing land use regulations
within its boundaries; and

WHEREAS, in response to the Housing Element of the Covina General Plan for the 2021-
2029 planning period and the Regional Housing Needs Allocation (RHNA), there is a need to
establish the Mixed-Use Overlay District (MUOD) and Affordable Housing Mixed-Use Overlay
District (AHMUOD). The MUOD and AHMUOD aim to encourage the development of housing,
especially affordable housing, as a means of meeting the City's obligations under state law to
provide opportunities for housing developments in accordance with the City's RHNA allocation;
and

WHEREAS, CMC Chapter 17.80 provides the procedures and proceedings for any
amendment to the text of Title 17 (Zoning) of the CMC and the Zone Change to the Official Zoning
Map of City of Covina; and

WHEREAS, Government Code Section 65855 requires that at the hearing, the Planning
Commission render its decision in the form of a written recommendation to the City Council, and
transmit the recommendation in such form and manner as specified by the City Council; and

WHEREAS, CMC Section 17.80.050 further provides that any recommendation by the
Planning Commission for an amendment shall require an affirmative vote of not less than two-
thirds of the total voting members after at least one public hearing and must be filed with the City
Council, together with a report of findings, hearings, and other supporting data, within thirty (30)
days after the conclusion of the public hearing; and

WHEREAS, In accordance with CEQA, the City of Covina has completed an Initial Study
to determine whether the Project may have a significant effect on the environment. The Initial
Study concludes that the Project, with mitigation measures, will not have a significant effect on
the environment. The City has therefore prepared a Mitigated Negative Declaration (MND), to be
considered by the Planning Commission and City Council. Pursuant to Section 15072 of the CEQA
guidelines, the Project site is not on any of the lists enumerated under Section 65962.5 of the
Government Code.

The MND identifies that the proposed project would result in no impact or less than significant
impacts in the following environmental impact categories: aesthetics, agricultural and forestry
resources, hydrology and water quality, land use and planning, mineral resources, population and
housing, recreation, transportation and traffic, Tribal Resources, and utilities and service systems.
With the incorporation of mitigation measures identified in the MND, the potentially significant






impacts of the proposed project in the following categories would be reduced below a level of
significance: air quality, biological resources, geology and soils, greenhouse gas emissions,
hazards and hazardous materials, cultural resources, and noise. No significant and unmitigable
impacts have been identified in the MND. The Notice of Intent to adopt the MND was published
in the San Gabriel Valley Examiner on June 9, 2022, and the MND was released for a 30-day
public comment period beginning on June 9, 2022 and ending on July 8, 2022. The Final MND,
which consists of the Draft MND, Comments on the Draft MND, and Responses to Comments,
has been completed in accordance with the requirements of CEQA; and

WHEREAS, on September 13, 2022, the Planning Commission conducted a duly noticed
public hearing and considered the proposed Zoning Code Amendment (ZCA) 22-03. After
receiving oral and written evidence, and public input, the Planning Commission concluded the
hearing on September 13, 2022, and by a 5-0-0 vote, adopted Resolution No. 2022-015 PC
recommending to the City Council the approval of the Zoning Code Amendment (ZCA) 22-03;
and

WHEREAS, on October 18, 2022, the City Council of the City of Covina held a duly
noticed public hearing as prescribed by law to consider the proposed Zoning Code Amendment
(ZCA) 22-03 and any comments received prior to or at the public hearing, at which time staff
presented its report, and interested persons had an opportunity to and did testify either in support
or in opposition to proposed Zoning Code Amendment (ZCA) 22-03. Following consideration of
the entire record of information received at the public hearing and due consideration of the
proposed Zoning Code Amendment (ZCA) 22-03, the City Council closed the public hearing on
that same date; and

WHEREAS, all legal prerequisites prior to adoption of this Ordinance have occurred.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF COVINA,
CALIFORNIA, DOES HEREBY RESOLVE AS FOLLOWS:

SECTION 1. The foregoing recitals are true and correct and are incorporated herein and
made an operative part of this Ordinance.

SECTION 2. California Environmental Quality Act Findings. The City Council,
affirms the determination of the Planning Commission that the proposed Zoning Code Amendment
(ZCA) 22-03 would result in no impact or less than significant impacts in the following
environmental impact categories: aesthetics, agricultural and forestry resources, hydrology and
water quality, land use and planning, mineral resources, population and housing, recreation,
transportation and traffic, Tribal Resources, and utilities and service systems. With the
incorporation of mitigation measures identified in the MND, the potentially significant impacts of
the Zoning Code Amendment (ZCA) 22-03 would be reduced below a level of significance in the
following categories: air quality, biological resources, geology and soils, greenhouse gas
emissions, hazards and hazardous materials, cultural resources, and noise. The City Council has
reviewed the administrative record concerning the proposed ZCA 22-03 and the proposed CEQA
determination, and based on its own independent judgement, adopts the Mitigated Negative
Declaration [attached as Exhibit B] and the Mitigation Measures and Monitoring Program
[attached as Exhibit C].”
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SECTION 3. Findings for ZCA 22-03. Based on the evidence in the record, reviewing
the recommendation of the Planning Commission, and after fully informed, the City Council
hereby finds that the proposed Zoning Code Amendment (ZCA) 22-003 is consistent with the Land
Use Plan and the Programs and Implementation Measures of the Covina General Plan Land Use
Element, and is in compliance with State Law.

SECTION 4. Approval. In consideration of the findings stated above, the City Council of
the City of Covina does hereby approve Zoning Code Amendment (ZCA) 22-03, by adding
Chapter 17.59 (Mixed-Use Overlay District) and Chapter 17.31 (Affordable Housing Mixed-Use
Overlay District) to Title 17 of the Covina Municipal Code, and establishing new regulations for
future mixed-use developments in the City as set forth in Exhibit “A”; and, incorporated herein by
this reference as though set forth in full.

SECTION 5. Severability. If any section, subsection, sentence, clause, phrase, or portion
of this Ordinance is for any reason held to be invalid or unenforceable by a court of competent
jurisdiction, the remaining portions of this Ordinance shall nonetheless remain in full force and
effect. The City Council hereby declares that it would have adopted each section, subsection,
sentence, clause, phrase, or portion of this Ordinance, irrespective of the fact that any one or more
sections, subsections, sentences, clauses, phrases, or portions of this Ordinance be declared invalid
or unenforceable.

SECTION 6. Savings Clause. Neither the adoption of this Ordinance nor the repeal or
amendment by this Ordinance of any ordinance or part or portion of any ordinance previously in
effect in the City or within the territory comprising the City, shall in any manner affect the
prosecution for the violation of any ordinance, which violation was committed prior to the effective
date of this Ordinance, nor be construed as a waiver of any license, fee or penalty or the penal
provisions applicable to any violation of such ordinances.

SECTION 7. Effective Date. This Ordinance shall become effective within thirty (30)
days after its adoption.

SECTION 8. Certification. The City Clerk shall certify to the passage and adoption of
this Ordinance and shall cause this Ordinance to be published within 15 days after its passage, in
accordance with Section 36933 of the Government Code.

PASSED, APPROVED and ADOPTED this 1* day of November, 2022.

City of Cavina, California

BY%

PA

ATTEST:

FABIAN VE , Deputy City Clerk
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APPROVED AS TO FORM:

CANDICE K. LEE, City Attorney

CERTIFICATION

I, Fabian Velez, Deputy City Clerk of the City of Covina, do hereby certify that Ordinance 22-12
were introduced for first reading at a regular meeting on the 18" day of October, 2022. Thereafter,
said Ordinance was duly approved and adopted at a regular meeting of said City Council on the 1%
day of November, 2022, by the following vote:

AYES: COUNCIL MEMBERS: DELGADO, KING, LINARES, ALLEN, CORTEZ
NOES: COUNCIL MEMBERS: NONE
ABSENT: COUNCIL MEMBERS: NONE
ABSTAIN: COUNCIL MEMBERS: NONE

Dated: November 16", 2022

, Deputy City Clerk
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EXHIBIT A

ZONING CODE AMENDMENT 22-03

CHAPTERS 17.59 AND 17.31, TITLE 17 OF THE COVINA
MUNICIPAL CODE



Sections:

ORDINANCE 22-12 - EXHIBIT A

Chapter 17.59
MIXED-USE OVERLAY DISTRICT (MUOD)

Section 17.59.010 Intent, Purpose, and Applicability

Section 17.59.020 Definitions

Section 17.59.030 Permitted and Conditional Uses

Section 17.59.040 Accessory Uses

Section 17.59.050 Uses not Listed

Section 17.59.060 Property Development Standards and Special Development Regulations
Section 17.59.070 Statement of Intent for Objective Design and Architectural Standards
Section 17.59.080 Objective Design and Architectural Standards

Section 17.59.090 Submittal Requirements and Applications

Section 17.59.100 Review Process, Approval Authority, and Appeal Procedures

Section 17.59.010 Intent, Purpose, and Applicability

A. The intent of this Mixed-Use Overlay District (MUOD) is to guide and regulate future mixed-use
development in accordance with the policies and objectives of the Mixed-Use land use designation
as established in the Covina General Plan. The MUOD establishes specific development
regulations and design criteria/standards with the goal of achieving high-quality mixed-use
projects, which can be applied on a project-by-project basis to areas that are designated General
Commercial or Industrial in the General Plan.

B. The purpose of this MUOD is to:

1.

8.

Encourage mixed-use projects that combine residential with non-residential uses in the same
building or project/building site area as a means to create an active street life, enhance the
vitality of businesses, and reduce the need for automobile travel.

Create cohesive yet diverse neighborhoods with increased economic and cultural opportunities,
contributing to greater livability and a healthier local economy.

Provide walkable neighborhoods with pedestrian-oriented amenities and connections.

Enhance the appearance of the City by considering the creative design of buildings, structures,
and facilities.

Provide a meaningful blend of residential and non-residential uses that ensure compatibility
within the project area and with surrounding uses and development patterns.

Encourage and facilitate in-fill development. Encourage consolidation of small parcels into
larger, more viable, block-sized areas for mixed-use projects.

Provide a diversity of housing options and affordability, and accommodate live/work units and
spaces that enable residents to live closer to where they live, work and recreate.

Create more opportunities for residential development in the City.

C. Applicability.



1. The MUOD is an overlay zone. Uses allowed in the underlying zoning classification will
continue to be allowed. The MUOD establishes regulatory standards and procedures that are
flexible enough to review and approve future mixed-use developments that benefit the City and
future applicants. Applicants can choose to either comply with the development and design
standards and requirements established with the underlying zoning classification per the
existing Zoning Code or comply with the mixed-use development and design standards and
requirements described in this Chapter.

2. Property classified with a MUOD shall be identified on the City’s Official Zoning Map by both
the underlying zone and the MUOD by listing the (MUOD) classification in parenthesis after
the underlying zoning classification.

Section 17.59.020 Definitions

The following definitions apply to mixed-use development within the MUOD.

1.

Floor Area Ratio: The Floor Area Ratio (FAR) regulates the amount of use (the intensity) allowed
on a building lot. FAR is the measurement of a building's floor area relative to the size of the
lot/parcel on which the building is located. FAR is expressed as a decimal number and is derived
by dividing the total area of the building by the total area of the parcel (building area + lot area).
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Lot Coverage: The percentage of the lot area covered by structures or buildings, including all
accessory buildings such as detached recreation buildings, laundry buildings, carports or garages
and other similar detached structures. Not included in the lot coverage are trellises, patios, patio
covers within common open spaces, and trash enclosures areas.

Live-Work Unit or Space: A rental or ownership unit consisting of both living spaces and work
areas, where the live-work unit is the primary dwelling of the occupant. Typical uses include artist
lofts, studio spaces, small offices, or similar low-intensity uses.

Maker Space Activities and Uses: Uses such as artist studios and galleries, incubator industrial
uses, 3-D printing services, wholesale and retail coffee with on-site roasting and café, and research
and technology (invention, design and improvement of products and equipment) uses such as
artificial intelligence, software, audio and visual technology.

Mixed-Use Development: Projects that combine residential uses with other types of uses such as
commercial, office, light industrial, and institutional uses, as well as pedestrian amenities and
connections in a single cohesive project. Both horizontal and vertical mixed-use development will
be allowed as follows:




a. Horizontal Mixed-Use: Horizontal mixed-use projects allow a range of uses in a single
development project area where uses are adjacent to one another, either in separate buildings
or on separate parcels included in a single project application. Internal streets and drives
connect the separate but adjacent uses with pedestrian connections and pathways. The
buildings and individual project components may have common features and support services
such as parking, servicing, loading, and utility areas.

b. Vertical Mixed-Use: Vertical mixed-use projects allow for a mix of uses in the same building
where non-residential uses occupy the ground floor and residential uses occupy the upper
levels. A vertical mixed-use project may have a surface parking lot, subterrancan parking
decks, and/or above-ground parking decks.

Net acre: Net acre means the total land area after the land dedication for a public street.

Research and Development: Work and activities directed toward the innovation, introduction, and
improvement of products and processes.

Section 17.59.030 Permitted and Conditional Uses

A

If a mixed-use development project is located within an Industrial Zone and proposes to develop a
mix of residential and non-residential uses within the same project area, the following uses are
permitted:

1. Residential Uses

a. Multiple-family dwellings such as townhouses, stacked flats, open floor plan lofts,
apartments, condominiums, and similar housing types.

b. Accessory Dwelling Units and Junior Accessory Dwelling Units, subject to the provisions
of Chapter 17.69.

¢. Live-work units. The living (dwelling) space shall occupy a minimum of 80% of the total
gross floor area of the unit, while the workspace shall occupy a minimum of 500 square
feet. The workspace area within the live-work unit is prohibited from converting the space
into an accessory dwelling unit. The following are permitted uses within live-work units:
1. Professional, administrative, and business uses
ii. Studios (art, photography, copywriter, film video, podcasting)
iii. Arts and craft studios, including sales and galleries
iv. Tutoring services such as music, math, and other academic subjects with a maximum

of two students attending the tutoring service at any one time.

v. Home-based cottage food business

d. Small Family Day Care (up to 8 children) and Large Family Day Care (up to 14 children).
2. Industrial Uses

a. Light Manufacturing uses, including manufacturing of crafts, art, sculptor, stained glass,
Jjewelry, apparel, small household furniture, and similar items.

b. Furniture upholstery activities, including custom household upholstery of chairs, couches,
sofas, etc.

¢. Craft brewery or winery production, without on-site testing or sales.



h.

1.

Research and development uses and activities, including businesses that result in new
technology that could be used to create new products, services, and/or systems that could
either be used or sold.

Technology-related uses, such as computer and software development, electronics, etc.
Podcast and small-scale video production.
Small-scale food preparation and/or packaging.

Bicycle sales and service.

Maker space activities and uses per Section 17.59.020 (4).

Commercial Uses

Shared food and retail facilities, such as food halls.

Cafés, tea shops, and restaurants (without serving alcohol).
Small neighborhood markets (less than 5,000 square feet).
Florists and plant shops.

Interior decorating services (without warehousing of products).

Professional, administrative, and non-medical office uses.

Community Spaces and Areas

a.

b.

Community spaces and areas including plazas, open spaces, co-working spaces, and
recreation areas.

Community spaces and areas within live/work buildings.

Uses permitted subject to a Conditional Use Permit (Chapter 17.62)

The establishment of the following conditionally permitted uses shall require approval of a
Conditional Use Permit pursuant to Chapter 17.62 as part of a mixed-use development project,
in addition to the Site Plan Review approval required pursuant to this Chapter and Chapter

17.64:

a. Craft brewery and winery with on-site tasting and sales.

b. Personal training, gym and fitness centers, gymnastic schools, and health clubs (less than
5,000 square feet).

c. Religious and public assembly.

d. Catering services.



€. Research and development (R and D), and manufacturing of biotech, pharmaceutical, and
nutritional supplements. Incidental retail of the on-site manufactured product is allowed.
The floor area for incidental retail spaces shall not exceed 10% of the gross floor area of
the R and D and manufacturing use.
B. If a mixed use development project is located within a Commercial or Administrative/Professional

Zone and proposes to develop with a mix of residential and non-residential uses within the same
project area, as set forth in Section 17.59.060, the following uses are permitted:

1.

Residential Uses

c.

Single-family attached, duplexes, triplexes, or four-plexes.

Multi-family dwellings such as townhouses, stacked flats, apartments, condominiums, and
similar housing types.

Accessory Dwelling Units and Junior Accessory Dwelling Units, subject to the provisions
of Chapter 17.69.

Live-work units. The living (dwelling) space shall occupy a minimum of 80% of the total
gross floor area of the unit, while the workspace shall occupy a minimum of 500 square
feet. The workspace area within the live-work unit is prohibited from converting the space
into an accessory dwelling unit. The following are permitted uses within live-work units:

i Professional, administrative, and business uses;

il. Studios (art, photography, copywriter, video production, podcasting);

iii. Arts and craft studios, including sales and galleries;

iv. Tutoring services such as music, math, and other academic subjects with a
maximum of two students attending the tutoring service at any one time; and

V. Home-based cottage food business.

Small Family Day Care (up to 8 children) and Large Family Day Care (up to 14 children).

Commercial uses.

a.

All permitted uses under C-P Commercial Zone (Commercial, Administrative and
Professional, Office Zone) Chapter 17.34 and C-2 Commercial zone (Neighborhood
Shopping Center) Chapter 17.38 are permitted as part of a mixed-use development project.

Conditionally permitted uses.

a.

The conditionally permitted uses identified in Sections 17.34.030 and 17.38.030 shall be
allowed with the approval of a Conditional Use Permit pursuant to Chapter 17.62 as part
of a mixed-use development project, in addition to the Site Plan Review approval required
pursuant to this Chapter and Chapter 17.64.

Section 17.59.040 Accessory Uses

The following accessory uses are permitted within a mixed-use project:

1.

Parking lots associated with a mixed-use project.

2. Electric vehicle charging stations.



3. Public and private recreation facilities.

4. Mechanical utility equipment (Refer to screening requirements in Section 17.59.060 B10 and
B12).

5. Dog parks.

6. Smart electronic lockers system, self-service package lockers system, or package lockers
system kiosks.

Section 17.59.050 Uses not listed

The Director of Community Development (Director) may determine that a proposed use not listed in
Section 17.59.030 may be allowed, subject to the following use findings:

A. The characteristics of and activities associated with the proposed use are equivalent to those of one
or more of the uses listed in the underlying zoning classification and this Chapter. The proposed
use will not involve a higher activity or population density level than the uses listed in the
underlying zoning classification and this Chapter.

B. The proposed use will meet the purpose or intent of the underlying zoning classification and this
Chapter as applied to the site.

C. The proposed use will be consistent with the goals and visions of this Chapter and the General Plan
and any applicable Specific Plan.

Section 17.59.060 Property Development Standards and Special Development Regulations

The following property development standards and special development regulations shall apply to any
project developed pursuant to this Chapter.

A. Development Standards

1. Minimum Project Area Size

20,000 square feet

2. Density and Intensity

a. Residential Density
i. Less than 1.0 Acre: A minimum of 14.0 and a maximum of 22.0 dwelling units per net
acre
ii. 1.00 Acre or greater: A minimum of 22.0 and a maximum of 40.0 dwelling units per
net acre

b. Non-Residential Floor Area Ratio
i. Lessthan 1.0 Acre: 1.0 FAR (excluding any residential areas)
ii. 1.00 Acre or greater: 1.25 FAR (excluding any residential areas)

c¢. Mixed-use projects may develop under the maximum FAR for non-residential
development and maximum density for residential development within the same project
arca provided all standards in this section, and other applicable sections in the CMC Title



17 are met. Notwithstanding the foregoing, a mixed-use project must dedicate at least 25%
of the total gross floor area to non-residential use.

3. Lot Coverage. Building Setbacks, Building Heights, and Step-Back Standards for Horizontal

and Vertical Mixed Uses — Table17.59.060-A3 :

a. For Residential Uses. Except as established in this Section, all other regulations and
standards of the RD Residential Zone (Multi-Family) shall apply.

b. For Commercial Uses. Except as established in this Section, all other regulations and
standards of the underlying zone, either C-P or C-2, shall apply.

c¢. For Industrial Uses.

standards of the underlying M-1 zone shall apply.

Except as established in this Section, all other regulations and

d. The following Lot Coverage, Building Setbacks, Building Heights, and Step-Back

Requirements shall apply:

Table 17.59.060-A3
Lot Coverage, Building Setbacks, Building Heights, and Step-Back Requirements

Standards Horizontal Mixed Use (1) Vertical
Mixed Use
Q)
Residential | Commercial | Industrial
Lot Coverage (Maximum) 45% 60% 60% 60%
Building Setbacks (feet) from Property
Lines
Front setback 15 10 10 10
Street side setback 10 10 10 10
Alley setback 5 5 5 5
Interior side setback, adjacent to single- | 10 10 10 10
family residential zones
Interior side setback, adjacent to multi- | 10 10 10 10
family zones
Interior side setback, adjacent to non- | 10 5 5 5
residential zones
Rear setback, adjacent to single-family | 15 15 15 15
residential zones
Rear setback, adjacent to multi-family | 10 10 10 10
zones
Rear setback, adjacent to non-residential | 10 10 10 10
Zones
Accessory Structures (feet) within Front | 15 10 10 10
Yard
Accessory Structures (feet) from Rear,
Street Side, and Interior Side Property
Line
Detached garages or carports, other | 5 5 5 5

detached accessory structures such as trash
enclosure areas, covered patio, etc.

Building Height (feet)




Maximum building height

50 50 50 50

Line

Building Step-back (feet) from Property

Third story and above:
street side and interior side when adjacent
to single-family residential zones

step-back from | 15 15 15 15

Third story and above: step-back from rear
when adjacent to single-family residential
Zones

20 20 20 20

Notes:

(1) See definitions of the Horizontal Mixed-use, and Vertical Mixed-use.

4, Minimum Separation Between Buildings Within Project Site Area for Residential, Non-

Residential or Mixed-use Buildings, Pursuant to Table 17.59.060-A4 below:

Table 17.59.060-A4
Minimum Separation Between Buildings Within Project Site

Residential, Non-Residential,
Mixed-use Buildings

or

1- Or 2-Story

(distance in feet)

3-Story
(distance in feet)

4-Story or More
(distance in feet)

Residential buildings adjacent to
commercial, industrial or mixed-use
buildings

20

20

20

Building side to building side 10 15 15
Building front to building front 15 20 25
Building rear to building rear 10 15 15
Building side to drive aisle curb 5 10 15
Garage, carports or accessory | 10 10 10
structures to habitable buildings

Other 10 10 10

B.

Special Development Regulations

1.

A licensed Architect, Landscape Architect and/or Civil Engineer shall prepare the development
plans for any mixed-use project.

Ground Floor Height. The minimum ground floor height of all non-residential spaces within
vertical mixed-use projects shall be 15 feet. The ground floor height shall be measured from
the first story’s finished floor to the second story’s floor. Plans must demonstrate that the floor
space will accommodate equipment and ventilation for the non-residential tenant use.

Grease Interceptors and Vertical Mechanical Vents. All commercial spaces shall provide
grease interceptors and vertical mechanical chases for venting. The grease interceptor(s) shall
be underground and "stubbed in" the infrastructure. Residential units above commercial spaces
shall be constructed with mechanical shafts to the roof. The development plans must show the
location(s) of grease interceptors and the vertical mechanical chase.

Sound and Vibration Insulation. Provide sound and vibration insulation between floors for
vertical mixed-use projects to ensure that noise levels do not exceed 60 decibels between 7:00
AM and 10:00 PM; and 45 decibels between 10:00 PM and 7:00 AM. An acoustical study
shall determine the sound and vibration attenuation measures for reducing noise from the
ground floor tenant(s).



Access, Circulation and Mobility. The design of access and circulation improvements must
accommodate multiple users with different abilities and transportation mode preferences such
as driving, biking, walking, ride share, and taking transit. Use shared driveway access to serve
more than one property. Each driveway access shall be aligned with the driveway across the
street or at a median opening. If alignment is not possible, driveways access shall be offset a
minimum of 150 feet from those on the opposite side of the street. Design must not create
vehicle and pedestrian conflicts.

Pedestrian Orientations, Connections, and Amenities. Provide clear delineation of pedestrian
walkways or bike trails with decorative pavement materials, landscaping, and lighting for
safety. Incorporate a minimum of 5 pedestrian amenities, including but not limited to
decorative pavement, trellises and arbor features, site furniture, shade structures, wider
sidewalks, curb extensions, parklets, benches, and canopy-shaped evergreen shade trees.
Decorative pavement materials shall be either heavy broom finished integral color concrete,
acid finished natural concrete or brick pavers, or a combination of the mentioned materials.

Fences and Walls. The maximum fence and wall height shall be 6 feet. Within front yard area,
the maximum fence and wall height shall be 3 feet and shall be of open fence design with
wrought iron and decorative pilasters. Fences and walls shall use the same materials, finished
textures, and colors as the primary buildings and structures in the project. Fences and walls
shall incorporate at least 2 of the following features: a minimum of 2-foot change in plane for
at least every 25 lineal feet; use of pilaster at 50 lincal feet intervals; use block with stucco, or
split face block, or slump block; or pilaster with wrought iron.

Off-Street Parking. Parking standards for residential and non-residential uses shall follow the

parking requirements set forth in Chapter 17.72. Parking incentives are as follows:

a. The first 1,000 square feet of commercial or non-residential floor area is exempt from
parking requirements.
Two-car tandem parking shall be allowed to meet the residential parking requirements.

¢. For horizontal mixed-use development, the residential project is allowed to share the non-
residential parking spaces as residential guest parking spaces up to a maximum of 50% of
the total required residential guest parking. Pedestrian pathways with direct and safe route
to the shared parking spaces from the residential project to the non-residential project shall
be provided.

d. For vertical mixed-use project, required parking spaces can be reduced by 10% if the
mixed-use project includes all of the following features: a minimum of 2 parking spaces

10



10.

11.

12.

13.

14.

15.

designated for pick-up and drop-off spots for ride-hailing services, at least 1 loading space
(14-foot width by 25-foot length) for parcel delivery services, and at least 1 smart electronic
lockers system, and at least three 4-space bike racks.

Signs. Signage can be of varying shapes, types, styles, and color combinations. Canister and
box signs are prohibited. A Sign Program shall be required to describe sign types, locations,
sizes, colors, materials, and text and lettering for each building and use. A Sign Program shall
be approved prior to issuance of building permit.

Screening of Equipment, Refuse Storage, and Loading Areas. Roof-mounted equipment shall
be totally screened by parapet walls. Ground-mounted equipment, wall-mounted equipment,
refuse collection areas, and loading areas shall be hidden from public view. Screening design,
including colors, materials, and finishes, shall be the same as the architecture and design of the
primary building(s).

Lighting. Exterior building lighting provides visibility and safety by illuminating sidewalks,
pedestrian paths, and plazas. The light fixtures shall match the architectural style of the primary
buildings. The maximum height of light poles from the finished surface to the top of the light
fixture shall be 20 feet. Energy-efficient LED lights with shields shall be installed. The light
illumination shall not exceed 1 footcandle at the property line. Applicant shall submit a
photometric plan/diagram prepared by an licensed engineer to demonstrate compliance with
the standard of 1 footcandle at the property line.

Placement of Utilities, Meters, and Transformers. All utility, meter, and transformer equipment
shall be hidden from public view and must be shown on the site plan. All ground-mounted
equipment including but not limited to transformers, and AC units must be totally screened by
a decorative screen wall, landscaping, or a combination. Wall-mounted equipment shall match
the building architectural style in terms of colors and materials.

Roof access shall be within the building. Any proposed exterior ladder for roof access must be
hidden from public view and integrated into the design of the building.

Common Open Spaces. Horizontal and vertical mixed-use developments are required to
provide common open spaces at a minimum of 5% of the total project site area. Setback areas
shall not be used to satisfy common open space requirements. Common open space shall have
60% landscaping improvements. Common open spaces must provide at least 3 different types
of following list of common open space:

a. Outdoor plazas. Outdoor plazas shall incorporate all of the following amenities: drinking

fountains, water features, trash cans, accent lighting, and other similar enhancements that

encourage public use and social gathering. Outdoor plazas for vertical mixed use projects
shall be cited at locations with a visual connection with the public realm.

Rooftop gardens.

Passive open space areas.

Community gardens.

Recreation centers.

Courtyards.

"o oo o

Incentive for Public Art. The installation of one piece of public art within an outdoor plaza is
allowed a 1% reduction of the required common open space, which reduces the percentage of
the common open space from 5% to 4% of total project site area. Public art may be in the form
of a stand-alone sculpture or statue, or integrated into the building facade, or applied to a
surface such as a mural, and shall be maintained for the life of the project. Public Art must be
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3-dimensional and monumental in scale. “Monumental in scale” means that at least one
dimension is 5 feet or larger.

16. Residential Private Open Spaces. Residential units require 100 square feet of private open
space per unit. Private open space may include balconies, ground-level patios, or a
combination of both.

17. Permitted Height Projections Above Limit for Vertical Mixed-Use Developments as follows:

a. A maximum of 10 feet of vertical height projections above the otherwise applicable
building height limit is allowed for decorative features including spires, cupolas, or rooftop
open space features (including sundecks, trellises and landscaping). Such decorative
features may cover a maximum of 20% of the roof area. The decorative features must be
set back from the exterior wall of the building by one foot for every foot of projection
above the height limit.

b. A maximum of 16 feet of vertical height projections above the otherwise applicable
building height limit is allowed for elevators and stair towers. Elevators and stair towers
may cover a maximum of 10% of the roof area. The elevator and stair tower must be set
back from the exterior wall of the building by one foot for every foot of projection above
the height limit.

Section 17.59.070 Statement of Intent for the Objective Design and Architectural Standards

A.

Promote diversity of uses. Increase the diversity and range of uses and activities, such as housing,
retail, services, offices, and civic and community facilities. The diversity of uses will attract
activities at different times of the day and at appropriate locations. It strengthens the connection
between people and places and promotes better urban design.

Integrate with existing neighborhoods. Minimize potential negative impacts on neighboring
properties by transitioning the size, scale, and character of the mixed-use development with
adjacent uses and neighborhoods.

Promote pedestrian orientation. Incorporate a pedestrian-friendly site design with direct walking
and bicycling connections within the site and to surrounding areas. The design shall provide
pedestrian-oriented architecture, well-defined street edges, active ground floors, and attractive
building details.

Provide flexible transportation and parking approaches. Consider reducing parking requirements
if a mixed-use development meets or provides the following measures: adjacent to local or regional
transit lines or routes within a one-half mile; provide creative solutions such as shared parking, car-
sharing, and electric vehicle charges; and provide Transportation Demand Measures (TDM) to
reduce vehicle miles traveled (VMT).

Promote attractive design and create a focal point for the community. Mixed-use developments
are typically located at higher-profile locations and along major arterial and secondary roads. This
serves as a community focal point for the neighborhood(s). Features shall provide easy access by
foot; provide transit, bicycle, gateway, or landmark elements; and incorporate inviting gathering
places that allow community activities.

Promote environmental sustainability. Incorporate green building techniques and infrastructure in
building design for the efficient use of energy, water, construction materials, and waste reduction.

Section 17.59.080 Objective Design and Architectural Standards
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Mixed-use developments subject to this Chapter are required to comply with the required threshold of the
objective design and architectural standards listed under Table 17.59.080.

Table 17.59.080
Table of Objective Design and Architectural Standards

Included

Objective Design and Architectural Standards (Yes/No/NA)

I. Integrate with existing neighborhoods — must comply with all standards in
this subsection I to meet threshold

1 [Front porches and individual entries shall face the street or common open space.

a. |All ground-level units shall include an individual entry. porch, patio or terrace.

b. |[A minimum of 50% of the upper-story units shall include a balcony or terrace.

II. Site Planning and Parking — must comply with 3 of S standards of this
subsection II to meet threshold

1 [Parking areas shall be located in the rear or interior of the lot/parcel or shall be
screened from public right-of-way with landscaping and hedgerows (5-gallon size
evergreen shrubs planted at 4 feet on center).

2 |Loading areas shall be hidden from the street.

3 |Vertical mixed-use buildings with 3 stories or more shall provide a minimum ot 20
feet distance buffering from any property line adjacent to property zoned as a single-
family residential zone. Landscaping, drive aisle, parking, or a combination of any of
these features may encroach within the 20-foot distance buffering.

4 |Parking areas shall include at least two of the following shade elements such as trees,
vine covered trellises, and overhead solar panels.

5 |For residential projects, a cluster or a row of units shall have a lateral shift or a
complete break of at least 3 feet after every 3 units to avoid one continuous
monotonous building setback.

I11. Architectural Standards — must comply with 7 of 10 standards of this
subsection I1I to meet threshold

1 |Eliminate large blank exterior walls by providing varied building plane articulation. A
long continuous building plane of up to 30 feet in length must have a 3-foot recess or
pop-out architectural feature.

2 |Incorporate into building facades human-scale detailing such as reveals, belt courses,
cornices. structural and architectural bays, recessed windows or doors, mullions.
awnings, covered arcades or porticos, arched columns, etc. Building design must
incorporate at least a minimum of 4 mentioned detailing.

3 |Provide vertical roof plane variation. Rooflines shall be vertically articulated at least
every 48 feet along the street frontage through one of the following techniques: a
change in wall or roof height of a minimum of 4 feet; a change in roof pitch; a change
in roof form with respect to the direction of slopes; or the inclusion of dormers, towers,
or parapets.

4  |Provide non-habitable front porches and/or patios, which may project into the front
yard setback by 5 feet for residential uses. Area of the front porch shall be a minimum
ot 45 square feet.

5 |For non-residential use, building design shall include all of the following required
architectural elements: awnings, towers, covered arcades, or porticos.
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Locate all entries and entryways to be directly visible and accessible from the public
sidewalk. Corner buildings shall have corner entries.

For non-residential or mixed use buildings, incorporate at least 3 building materials to
add color, texture, variation, and interest. Acceptable building materials are stucco,
tiles, concrete, stones or brick veneer, steel, or glass.

For residential buildings, incorporate at least 3 building materials to add color, texture
variation, and interest. Acceptable building materials are stucco, tiles, culture stones
or brick veneer, wood or simulated wood sidings, or authentic and natural (granite)
river rock.

Employ accent materials such as tile insets, terra-cotta, natural or cultured stone
medallions. roof cornices, brackets, window trims, etc., to add color, textures, and
visual interest. Must incorporate at least 3 accent materials,

10

Buildings that are 3 stories or taller and wider than 30 feet shall be designed to
differentiate the ground floor, middie body (i.e., all of the floors between the ground
floor and top floor or cornice/parapet cap), and the top floor or cornice/parapet cap.
Each of these elements shall be distinguished from one another through the use of the
techniques listed in 10a, 10b, and 10c:

a{Variation in building modulation for a minimum of 70% of the length of the facade
through changes in wall planes that protrude or recess with a minimum dimension of
3 feet.

b, Variation in fagade materials through the use of at least 2 of the following: size,
texture, pattern, or color.

¢, Variation in fenestration, through the following: incorporating a step-back, recession
or projection with a minimum depth of 3 feet, and a change in surface area occupied
by windows, doors, balconies, or trim by a minimum of 15%.

IV. Project Landscape and Hardscape — must comply with all standards of
subsection IV to meet the threshold

Landscaping design and density shall incorporate the following features and
requirements:

oo

1 tree per 30 lineal feet of building perimeter and project boundaries.

o

15-gallon minimum for tree size; 30% of the total trees at 24-inch box-size trees; 5-
gallon size shrubs; and ground cover at 12 inches on center

¢|Provide a mix of 35% evergreen trees, 35% deciduous trees and 30% flowering accent
trees.

o)y

Provide evergreen trees for shade along the south and west sides, and deciduous trees
along the north and east sides.

¢|Provide evergreen and canopy shape trees for parking arcas. Plant parking lot trees at
arate of 1 tree per 7 parking spaces and provide shade for over 50% of the parking
arca within 15 years (CAL Green Code).

et

Use drought-tolerant planting and water-efficient irrigation.

Require special paving material such as interlocking pavers or stamped, integral
colored concrete with patterns, or equivalent for hardscape within common open
space.

V. Project Amenities — must comply with 2 of 5 standards of subsection V to meet
the threshold

Incorporate one piece of public art within the outdoor plaza area.

Provide at least 1 innovative community feature including, but not limited to, a dog
park for the project, outdoor dining and gathering areas, or at least one 1 or more
secured parcel and package locker areas or other similar community features.

All buildings are Energy Star Certified.
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Commercial use: Incorporate rooftop decks for restaurants, which will be counted
towards the required common open space for total project site area.

Residential use or vertical mixed-use buildings: Incorporate a minimum of 500 square
feet of interior community and shared co-workspace with office equipment and high-
speed WIFI.

Section 17.59.090 Submittal Requirements and Applications

Submittal of new construction, additions, renovations, and alterations of existing structures and site area
shall comply with the requirements described in Chapter 17.64 (Site Plan Review) and any other
requirements as deemed necessary by the Director. All submitted plans, including elevations, site plans,
design plans, grading plans, utility plans, etc., shall be prepared by licensed architects and engineers. The
Applicant shall be responsible to submit written materials demonstrating that the proposed project is in
conformance with all Property Development Standards and Special Development Regulations (Section
17.59.060) and Objective Design and Architectural Standards (Section 17.59.080) of this Chapter and in
the format or checklist as prescribed or issued by the Director.

Section 17.59.100 Review Process, Approval Authority, and Appeal Procedures

A.

Mixed-use projects that meet the requirements of this Chapter shall be reviewed in accordance with
the Site Plan Review process in Chapter 17.64. If there is a conflict between the provisions of Chapter
17.64 and this Chapter, this Chapter shall prevail.

Applicant's Responsibility. The applicant shall prepare and submit plans, materials, studies, and
reports according to the City's submittal checklists. All submitted plans, including elevations, site
plans, design plans, grading plans, utility plans, etc., shall be prepared by licensed architects and
engineers. The Applicant shall be responsible to submit written materials demonstrating that the
proposed project is in conformance with all Property Development Standards and Special
Development Regulations (Section 17.59.060 and Objective Design and Architectural Standards
(Section 17.59.080) of this Chapter and in the format or checklist as prescribed or issued by the
Director.

Planning Commission’s Authority. Pursuant to Section 17.64.050, the Planning Commission shall
have the authority to approve, approve with conditions, or deny a project application under the
MUOD.

Appeal Process and Procedures

1. All decisions of the Planning Commission shall be final unless appealed to the City Council.
An appeal shall be filed with the City Clerk within 10 calendar days after the decision by the
Planning Commission. The City Council may affirm, reverse, or modify the Planning
Commission’s decision. The decision of the City Council on such appeal shall be final.

2. All appeals shall be made in writing and filed during regular business hours at the designated
location with the City Clerk. The appeal shall specify the decision appealed from, the specific
action or relief sought by the appellant in the appeal, and the reasons why the Planning
Commission’s action should be modified or reversed. All appeals are subject to public
hearings.

3. A deposit or fee required by the City Council resolution or ordinance shall accompany the
appeal request.
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Chapter 17.31
AFFORDABLE HOUSING AND MIXED USE OVERLAY DISTRICT (AHMUOD)

Sections:

Section 17.31.010 Intent, Purpose, and Applicability

Section 17.31.020 Definitions

Section 17.31.030 Mixed Use Projects

Section 17.31.040 Stand-Alone Residential Projects

Section 17.31.050 By-Right Approval Process for Projects with Twenty Percent Lower Income Housing

Section 17.31.010 Intent, Purpose, and Applicability

A

The purpose of this Affordable Housing and Mixed Use Overlay District (AHMUOD) is to encourage
the development of housing, and especially affordable housing, as a means of meeting the City’s

obligations under state law to provide opportunities for housing developments in accordance with the
Regional Housing Needs Assessment (RHNA) and the City’s RHNA allocation.

The AHMUQOD is an overlay zone. Uses allowed in the underlying zoning classification will continue
to be allowed. The AHMUOD provides the City with the necessary regulatory standards and
procedures that are flexible enough to review and approve future mixed-use developments or 100%
residential projects that benefit the City and future applicants. Applicants can choose to comply with
either: (1) the development and design standards and requirements established with the underlying
zoning classification per the existing Zoning Code; or (2) the development and design standards and
requirements described in this Chapter.

Property classified with the AHMUOD shall be identified on the City’s Official Zoning Map by both
the underlying zone and the AHMUOD by listing the (AHMUOD) classification with parenthesis
after the underlying zoning classification.

Section 17.31.020 Definitions

A.

Lower Income Households. The term “Lower Income Households” shall have the same meaning as
that term is defined in Health and Safety Code Section 50079.5.

Total Units. The term “total units” shall have the same meaning as that term is defined in Government
Code Section 65915.

Section 17.31.030 Mixed Use Projects

A.

Mixed-use projects developed pursuant to this AHMUOD shall comply with all provisions of
Sections 17.59.030 through 17.59.080 inclusive, except that projects seeking approval under this
Chapter 17.31 shall include at least 50% of the total gross floor area of the project for residential use
and the minimum density standard for a site less than 1.0 acre identified in Section 17.59.060.A.2.a.i
shall be 20 units per acre.

Mixed-use projects seeking approval under this Chapter shall proceed through the approval process
outlined in Section 17.59.100, unless the proposed project includes at least 20% of the total units as
affordable for Lower Income Households in which case the approval process in Section 17.31.050
applies.

Section 17.31.040 Stand-Alone Residential Projects
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A. Any property designated with AHMUOD may develop a stand-alone (100%) residential
development, subject to the following requirements.

1.

The residential density shall be:

a.

b.

Less than 1.0 Acre: A minimum of 20.0 and a maximum of 22.0 dwelling units per net acre

1.00 Acre or greater: A minimum of 22.0 and a maximum of 40.0 dwelling units per net acre

Except as required in this Section, all regulations and standards of the RD Residential Zone
(Multi-Family) pursuant to Chapter 17.28 and the adopted Multi-family Objective Design
Standards pursuant to Ordinance 21-09 shall apply. In the case of a conflict, the standards
included in this Section shall control.

The project shall comply with all of the following objective design and architectural standards:

a.

Porches, Entries, Balconies, Patios, and Terraces.

i.  Front porches and individual entries shall face the street or common open space.

ii. All ground-level units shall include an individual entry, porch, patio, or terrace.

iii. A minimum of 50% of the upper-story units shall include a balcony or terrace.

Site Planning and Parking.

i. Any surface parking areas shall include at least two of the following shade elements:
trees, vine covered trellises, and overhead solar panels.

ii. A cluster or a row of units shall have a lateral shift or a complete break of at least 3
feet every 3 units to avoid one continuous monotonous building setback.

Architectural Standards.

i. Eliminate large blank exterior walls by providing varied building plane articulation. A
long continuous building plane of up to 30 feet in length must have a 3-foot recess or
pop-out architectural feature.

ii. Incorporate into building facades at least 4 of the following human-scale detailing
features: reveals, belt courses, cornices, structural and architectural bays, recessed
windows or doors, mullions, awnings, covered arcades or porticos, arched columns.

iii. Provide vertical roof plane variation. Rooflines shall be vertically articulated at least
every 48 feet along the street frontage through one of the following techniques: a
change in wall or roof height of a minimum of 4 feet; a change in roof pitch; a change
in roof form with respect to in the direction of slopes, or the inclusion of dormers,
towers, or parapets.

iv. Provide non-habitable front porches and/or patios, which may project into the front
yard setback by 5 feet. Area of the front porch shall be a minimum of 45 square feet.

v. Incorporate at least 3 of the following building materials into each building: stucco,
tiles, culture stones or brick veneer, wood or simulated wood sidings, or authentic and
natural (granite) river rock.

vi. Employ at least 3 of the following accent materials/features into each building: tile
insets, terra-cotta, natural or cultured stone medallions, roof cornices, brackets,
window trims.

vii. Buildings that are 3 stories or taller and wider than 30 feet shall be designed to
difterentiate the ground floor, middle body (i.e., all of the floors between the ground
floor and top floor or cornice/parapet cap), and the top floor or cornice/parapet cap.
Each of these elements shall be distinguished from one another through the use of the
all of these techniques: variation in building modulation for a minimum of 70% of the
length of the fagade through changes in wall planes that protrude or recess with a
minimum dimension of 3 feet; variation in fagade materials through the use of at least
2 of'the following: size, texture, pattern, or color; and, variation in fenestration, through
the following: incorporating a step-back, recession or projection with a minimum
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depth of 3 feet, and a change in surface area occupied by windows, doors, balconies,
or trim by a minimum of 15%.
d. Landscaping design and density shall incorporate the following features and requirements:

i. 1 tree per 30 lineal feet of building perimeter and project boundaries.

ii. 15-gallon minimum for tree size; 30% of the total trees at 24-inch box-size trees; 5-
gallon size shrubs; and ground cover at 12 inches on center

iii. Provide a mix of 35% evergreen trees, 35% deciduous trees and 30% flowering accent
trees.

iv. Provide evergreen trees for shade along the south and west sides, and deciduous trees
along the north and east sides.

v. Provide evergreen and canopy shape trees for parking areas. Plant parking lot trees at
a rate of 1 tree per 7 parking spaces and provide shade for over 50% of the parking
area within 15 years (CAL Green Code).

vi. Use drought-tolerant planting and water-efficient irrigation.

vii. Require special paving material such as interlocking pavers or stamped, integral
colored concrete with patterns, or equivalent for hardscape within common open space.

B. The proposed project shall reserve at least 10% of the total units in the project as affordable housing
for Lower Income Households. Affordable units shall be constructed concurrently with or prior to
the construction of market-rate units.

C. The units shall be made available at an affordable housing cost in accordance with Government
Code Section 65915, including but not limited to, the requirement that rental units that are reserved
as affordable housing be made available as such for at least 55 years from the date of certificate of
occupancy, and for sale units shall be reserved as affordable housing for at least 45 years from the
date of occupancy.

D. All affordable housing units, rental or for-sale must be restricted by an agreement with the City to
ensure the continued affordability of all affordable units, in compliance with Government Code
Section 65915. The applicant shall provide evidence that such agreement has been recorded against
all properties subject to this restriction before issuance of a building permit.

E. Nothing in this section shall be construed as replacing Government Code Section 65915 or Section
17.33.020.

F. Stand-alone residential projects secking approval under this Chapter shall proceed through the
approval process outlined in Section 17.59.100 unless the proposed project includes at least 20%
of the total units as affordable for Lower Income Households in which case the approval process
in Section 17.31.050 applies.

Section 17.31.050 By-Right Approval Process for AHMUOD Projects with Twenty Percent Lower
Income Housing

A. Ministerial Review (By-Right) and Approval Process. Eligible housing projects, including mixed-
use housing projects, that contain 20% of the total units for Lower Income Households shall be
approved ministerially by the Director. All applications for streamlined ministerial review process
shall be accompanied by materials as required by the Director to verify compliance with the
requirements of this section. For mixed-use projects, the project shall comply with all requirements
in Section 17.59.030 through 17.59.080. For stand-alone residential projects, the project shall comply
with all requirements in Section 17.31.040 except subdivision “B.”

B. Affordable housing units shall be constructed concurrently with, or prior to, the market-rate units.
The units shall be made available at an affordable housing cost in accordance with Government Code
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Section 65915, including but not limited to, the requirement that rental units that are reserved as
affordable housing be made available as such for at least 55 years from the date of certificate of
occupancy, and for sale units shall be reserved as affordable housing for at least 45 years from the
date of occupancy.

. All affordable housing units, rental or for-sale must be restricted by an agreement with the City to
ensure the continued affordability of all affordable units, in compliance with Government Code
Section 65915. The applicant shall provide evidence that such agreement has been recorded against
all properties subject to this restriction before issuance of a building permit.

. Nothing in this section shall be construed as replacing Government Code Section 65915 or Section
17.33.020.

Tribal Cultural Resources. Projects eligible for ministerial approval pursuant to this section are
exempt from the California Environmental Quality Act, but must comply with the requirements of
California Native American Tribal Consultation in Government Code Sections 65913.4(b)(1) through
65913.4(b)(8), as those sections may be amended from time to time.

1. Upon receipt of an application, City staff shall engage in a scoping consultation regarding
the project with any California Native American Tribe that is traditionally and culturally
affiliated with the geographic area of the City, within 30 calendars days of receiving the
application.

2. If, after concluding the scoping consultation. the City determines there is no impact to tribal
cultural resources, the project will follow a ministerial review and approval process. If, after
concluding the scoping consultation, the City determines there is potential impact to a tribal
cultural resource, the developer shall enter into an enforceable agreement between the
California Native American Tribe(s) and developer on methods, measures, and conditions
for tribal cultural resource treatment,. The City shall not approve the project until the
applicant has submitted fully executed agreement(s) with all California Native American
tribes who tribal cultural resources may be impacted by the project.

Projects developed pursuant to the process provided by this Section shall comply with all of the
following;

1. The project is required to annex into Community Facilities District 2007-01 (the "CFD") for the
purpose of financing the Project's proportionate share of the cost for police response, fire and
emergency medical response, and park services. The applicant shall petition the City to annex to
the City’s existing CFD under the California Mello-Roos Community Facilities Act (Government
Code, Section 53311 et seq.) (the Act"). The applicant agrees to cooperate and not to oppose
annexation to the CFD for purposes set forth above. This annexation shall be completed prior to
issuance of building permits

2. The project shall be annexed into the existing Landscape District and Lighting District, which
shall be completed prior to issuance of building permits.

3. The project shall pay Development Impact Fees pursuant to Resolution 05-6475, prior to the
release of the first dwelling unit for the project.

4. If the project includes a subdivision, the project shall be subject to Park (Quimby) Impact fees to
the City for public parkland in accordance with Chapter 16.28 (Park Dedication and In-Lieu Fee
Regulations).

5. The project shall comply with Los Angeles County Fire Department Codes and Regulations.
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10.

The project shall comply with the latest adopted California Building Code and Standards, and
must comply with applicable Federal and State Accessibility requirements to and throughout the
buildings, including compliance methods and structural details on the plans.

a.  Demolition activities require an asbestos containing materials (ACM) survey. (SCAQMD
RULE 1403). The ACM report shall be prepared by an accredited testing laboratory in
accordance with applicable SCAQMD rules and regulations. Proof of notification to the
South Coast Air Quality Management District (SCAQMD), Office of Operations, shall be
submitted to the Building Division with the relevant permit application for all demolition
activities. Contact the SCAQMD at the address or number below for more information. Once
any demolition activity has adhered to the applicable notification requirements to the
SCAQMD, a formal demolition plan and permit must be obtained from the Building and
Safety Division. SCAQMD Headquarters; 21865 Copley Drive, Diamond Bar, CA, (909)
396-2381

The project shall comply with the street improvements requirements pursuant to Chapter 17.64

Site Plan Review, Section 17.64.130.

a. The applicant shall provide a preliminary grading and drainage plan for the proposed
development.

b. The applicant shall provide a Traffic Impact/VMT (Vehicle Miles Travel) Analysis for the

development.

c¢. The applicant shall provide a Sewer Impact Analysis for the development.

d. The applicant shall provide a preliminary Hydrology/LID analysis for the development.

e. The applicant shall provide a Soils and Geologic Report.

The project shall comply with Public Works-Environmental Services requirements:

a. If the project redevelops an area greater than 5,000 square feet, storm water capture shall be
required. A Low Impact Development (LID) Plan shall be required, and must be approved
by the City prior to the issuance of a grading permit. The LID Plan will be reviewed by the
City’s storm water consultant, John L. Hunter & Associates. A LID review fee of $2,000 will
apply.

b. SWPPP —Ifthe project disturbs over 1 acre, and requires a Storm Water Pollution Prevention
Plan (SWPPP), the SWPPP must be uploaded to SMARTS and a WDID provided to the City
prior to the approval of the LID Plan.

¢. Trash Collection — Each trash room must be able to accommodate a separate 65-gallon barrel
for the collection of organic waste (food scraps and landscape waste), per State law.

d. Construction and Demolition — 75% of construction and demolition debris must be recycled,
per City Ordinance No. 18-03. Forms and a security deposit will be required.

The project shall pay the applicable SB 50 development impact fees to the School District prior
to issuance of the first building permit for production units.

The project shall comply with the Covina Police Department requirements:

a. Parking lot light fixtures and wall mounted light fixtures shall be of LED. Detailed plans to
show compliance shall be submitted to Police Department and Planning Division for review
and approval, prior to issuance of permit and prior to installation. The condition of approval
shall be accomplished on or before opening.

b. Wayfinding signage shall be provided and submitted to Police Department and Planning
Division for review and approval. Wayfinding signage shall have lighting as well. The
condition of approval shall be accomplished on or before opening.

c. Signage stating vehicle code is enforceable must be posted at all entrances so that
guests/visitors arc aware of what will be enforced on the property. Police Department to
review signage. The condition of approval shall be accomplished on or before opening.
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d. All landscaping should follow the two foot six foot rule. All landscaping should be ground
cover, two feet or less and lower tree canopies should be at six feet. This increases natural
surveillance and eliminates hiding areas within landscaping. Tree canopies should not
interfere with or block the lighting along sidewalks or parking lots. This creates shadows
and areas of concealment. Planters will use plant species with limited growth. This is to
insure that maintenance does not become an issue and surveillance from the building is
maintained.

e. The owners, operators, or managers must comply with all City codes and ordinances relating
to police response and abatement nuisance conditions.

f. Rolling driveway gates, and any pedestrian gate, shall have a keypad installed with current
access code provided to Police Dispatch at (626) 384-5808.

g. The owners, operators, or managers shall, subject to approval of the Police Department,
develop a plan to monitor the area surrounding the location for trash and other discarded
items that impact public health and to maintain the cleanliness of the parking lots, sidewalks,
and the property of adjacent business owners.

h. The permittee and the operator of any business at the premises shall install, use, and maintain
in good working condition a video security system capable of viewing and recording events
at the premises as approved by the Chief of Police. The video security system shall be on and
operating at all times by common areas, entrances and exits, and parking areas. The video
security system shall be of such to provide images of such a resolution as to clearly identify
individuals for later identification. Security systems could deter and prevent public nuisances.
Installation and approval shall occur prior to the release of the occupancy or approval of
business license.

i. The permittee and the operator of any business at the premises shall ensure that at least one
employee or other person is present on the premises during normal business hours with the
necessary knowledge and skill to operate the video security system so that he or she is able
to provide the Covina Police Department copies of video recordings immediately upon
request.

j.  The permittee and the operator of any business at the premises shall preserve the video
security system’s recorded information of each business day for a period of not less than ten
(10) business days thereafter for the Covina Police Department’s review in connection with
a criminal or other investigation.

G. No Hearing Required. No public hearing shall be required prior to a decision to approve or deny an
application complying with this section.

H. Expiration of Approvals. An approval pursuant to this Chapter shall expire within three years.
I. Amendments. An applicant may request an amendment to an approved AHMUOD project. The

Director may approve such an amendment if the applicant demonstrates the continued conformance
of the amended project with the eligibility requirements and development standards in this Chapter.
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Section 1 Introduction

1.1 Statutory Authority and Requirements

However, this analysis is conservatively based upon future development of every parcel within
the MUOD, which would result in an increase of 70 percent more housing units in just the
MUOD area than are expected to occur in the entire City by 2045.

1.1 Statutory Authority and Requirements

In accordance with the CEQA (Public Resources Code Sections 2100-21177) and pursuant to
California Code of Regulations (CCR) Title 14, Section 15063, the City, acting in the capacity of
Lead Agency, is required to undertake the preparation of an Initial Study to determine if the
Project would have a significant environmental impact. If the Lead Agency finds that there is no
evidence that the Project, either as proposed or as modified to include the mitigation measures
identified in the Initial Study, may cause a significant effect on the environment, the Lead
Agency must find that the Project would not have a significant effect on the environment and
must prepare a Negative Declaration (ND) or Mitigated Negative Declaration (MND) for that
Project. Such determination can be made only if, “there is no substantial evidence in light of the
whole record before the Lead Agency” that such impacts may occur (Public Resources Code
Section 21080(c)).

The environmental documentation is intended as a document undertaken to provide an
environmental basis for discretionary actions required to implement the Project. The
environmental documentation and supporting analysis is subject to a public review period. During
this review, public agency comments on the document should be addressed to the City. Following
review of any comments received, the City will consider these comments as part of the Project’s
environmental review and include them with the Initial Study documentation for consideration by
the Planning Commission and City Council.

The determination by the City is that the preparation of an MND is adequate to address the
potential environmental issues associated with construction and operation of the Project.
Therefore, this document is an Initial Study/MND (IS/MND). If the evaluation determines that a
significant impact cannot be reduced to a less than significant level, then an environmental impact
report would be required.

1.2 Purpose

The City has prepared this Draft IS/MND to provide the public and responsible agencies with
information about the potential environmental impacts associated with implementation of the
City’s MUOD Project. This Draft IS/MND includes project-level analysis of the potential effects
associated with the Project.

This Draft ISMND was prepared in compliance with the content requirements in Section 15071
of the CEQA Guidelines of 1970 (as amended) and CCR Title 14, Division 6, Chapter 3. In
accordance with Section 15071, this Draft IS/MND includes a description of the Project, the
location of the Project, a proposed finding that the Project will not have a significant effect on the
environment, an Initial Study that documents reasons to support the finding, and mitigation
measures to avoid potentially significant impacts.
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SECTION 1
Introduction

The City of Covina (City) proposes to adopt the Mixed-Use Overlay District (MUOD)
regulations for a portion of the City in order to comply with State mandates to accommodate
future housing development commensurate with the Regional Housing Needs Assessment
(RHNA). Because the Draft 2021-2029 Housing Element' has determined that there currently are
insufficient sites to accommodate the City’s RHNA allocation of 1,910 additional housing units
for the 2021-2029 planning period, State law requires the City to amend its land use plans and
regulations to create additional opportunities for housing development. Failure to amend City
land use plans and development regulations could result in State-imposed fines, sanctions and
other penalties including litigation and court-imposed zoning amendments, freezing the issuance
of building permits, and court-ordered housing project approvals.

The MUOD Project (the Project or the Project and the associated future development and
redevelopment) is subject to the guidelines and regulations of the California Environmental
Quality Act (CEQA). No specific development project is proposed at this time in connection with
the MUOD regulations. Therefore, no direct environmental impacts would be caused by adoption
of the MUOD, and this Initial Study/Mitigated Negative Declaration (IS/MND) addresses the
indirect and cumulative environmental impacts expected to occur as a result of the future
development and redevelopment consistent with the MUOD regulations.

The Project consists of adding a new chapter of mixed-use overlay regulations to the City’s
Zoning Ordinance and amending the City’s Official Zoning Map through the addition of a
MUGOD to various sites located on 141 parcels within 13 Project Areas throughout the City,
excluding the Covina Town Center Specific Plan (TCSP). The total acreage of parcels where the
MUOD would be applied is approximately 74.83 acres. Parcels less than 1 acre (0.99) in size
would allow a density range of 14 to 22 units per acre and parcels of more than 1 acre in size
would allow a density range of 22 to 40 units per acre.

CEQA requires evaluation of the reasonably foreseeable direct and indirect physical impacts that
would be caused by a project. Because no specific development is proposed in connection with
adoption of the MUOD regulations, no direct physical impacts would occur. Therefore, the City
must evaluate potential indirect physical impacts that would be caused by reasonably foreseeable
future development consistent with the MUOD. '

' https://covinaca.gov/sites/default/files/fileattachments/planning_commission/page/6971/

public_review_draft_covina_6th_housing_element_2021-11-24.pdf
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Section 1 Introduction

1.1 Statutory Authority and Requirements

While cities are required by State law to ensure the availability of housing development
opportunities commensurate with the RHNA, CEQA requires analysis of reasonably foreseeable
physical impacts. In theory, it is possible that every parcel within the MUOD area could be
developed at up to the maximum allowable density and intensity (i.e., “full maximum buildout™);
however, such a scenario is not reasonably foreseeable consistent with the legislative intent of
CEQA. Instead, environmental impact analyses for policy plans and regulations when no specific
development project is proposed typically are based upon the adopted growth forecast because it
is considered to be the best available estimate of future development and reasonably foreseeable
physical changes. As noted in CEQA Guidelines Sec. 15358(b), effects analyzed under CEQA
must be related to a physical change. In addition, Project is defined in CEQA as “an activity
which may cause either a direct physical change in the environment, or a reasonably foreseeable
indirect physical change in the environment....” To base the environmental analysis on maximum
theoretical development, rather than the adopted growth forecast, would result in a substantial
overstatement of reasonably foreseeable physical changes in the environment contrary to the
intent of CEQA.

The Southern California Association of Governments (SCAG) is the federally-designated
metropolitan planning organization (MPO) for the 6-county region that includes Los Angeles
County. Every four years SCAG is required to prepare an updated forecast of population,
households and employment as part of its regional planning activities, and SCAG’s growth
forecasts are used for a variety of purposes including planning for transportation, housing, air
quality and greenhouse gas emissions. Because of the fundamental role of SCAG’s growth
forecast in land use policy, it is considered appropriate to use the growth forecast in CEQA
impact analyses for land use plans and regulations.

SCAG’s household growth forecast includes the number of additional households expected to
reside in each city and the region as a whole. SCAG’s 2020 Regional Transportation
Plan/Sustainable Communities Strategy (RTP/SCS), which has a “horizon year” of 2045, is based
upon a growth forecast that assumes approximately 800 additional households will be added in
the entire City during the 2016-2045 period.

For the purposes of the environmental analyses set forth in this document, it has been
conservatively assumed that 60 percent of the total development for mixed-use development and
redevelopment would be for residential uses and the remaining 40 percent would be for either
commercial or industrial uses. The assumption is that 60 percent of the total approximate

74.83 acres will be for residential uses at an average density of 30 dwelling units per acre,
resulting in the potential for 1,360 additional dwelling units.

It is important to note that these development assumptions and the resulting indirect and
cumulative environmental impacts analyzed in this [IS/MND significantly exceed the reasonably
foreseeable level of development in the City based upon the regional growth forecast adopted by
SCAG as part of the 2045 RTP/SCS. The 2045 RTP/SCS? anticipates an increase of
approximately 800 households and 2,600 employees in the City during the 2016-2045 period.

2 https://scag.ca.gov/read-plan-adopted-final-plan
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SECTION 2
Project Description |

2.1 Project Location

Regionally, the Project is located in the City of Covina within the San Gabriel Valley of Los
Angeles County (County); refer to Figure 2-1, Regional Location Map. The surrounding
jurisdictions include Duarte, Azusa, and Glendora to the north, San Dimas to the east, West
Covina to the south, and Irwindale and Baldwin Park to west and pockets of Los Angeles County
Unincorporated Areas adjacent and within city limits. Locally, the Project is located in 141
parcels within 13 Project Areas (Areas A, B, C, D, E, F, G, H, 1, J, K, L, and M) consisting of
approximately 74.83 acres located throughout the City; refer to Figure 2-2, Local Vicinity Map.
The 141 parcels within the 13 Project Areas, in their entirety, are referred to as the Project Sites.
Regional access to the Project Sites is via Interstate 210 (I-210) to the north, Interstate 10 (I-10)
to the south, and South Azusa Avenue/California State Route 39 to the east of Project Areas L, K,
and M and to the west for the remainder of the Project Areas. Local access to the Project Areas is
from various roadways throughout the City.

2.2 Surrounding Land Uses

As described above, the Project and the associated future development and redevelopment are
located in 141 parcels within 13 Project Areas located throughout the City. Land uses
immediately adjacent to the 13 Project Areas consist of the following:

e Project Area A: East Arrow Highway, commercial uses, and multifamily residences to the
north; single-family residences and Ranger Drive to the east; commercial uses, multifamily
residences, single-family residences, and the Tri-Community Adult School to the south; and
Ranger Drive, North Citrus Avenue, and commercial uses to the west.

e Project Area B: East Arrow Highway and commercial uses to the north; single-family
residences to the east; single-family residences to the south; and North Hollenbeck Avenue
and commercial uses to the west.

e Project Area C: East Arrow Highway and commercial uses to the north; North Hollenbeck
Avenue and commercial uses to the east; commercial uses and single-family residences to the
south; and single-family residences to the west.

e Project Area D: East Covina Boulevard, commercial uses, and single-family residences to
the north; multifamily residences, single-family residences, North Citrus Avenue, and
commercial uses to the east; East Cypress Street, single-family residences, multifamily
residences, and commercial uses to the south; and North Citrus Avenue, single-family
residences, multifamily residences, and commercial uses to the west.

City of Covina’s Mixed-Use Overlay District Project 2-1 ESA /D202100759.01
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Section 2 Project Description

2.2 Surrounding Land Uses

Figure 2-1 Regional Location Map
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Section 2 Project Description

2.2 Surrounding Land Uses

Figure 2-2  Local Vicinity Map

11x17

City of Covina's Mixed-Use Overlay District Project 2-3 ESA / D202100759.01
Initial Study/Mitigated Negative Declaration August 2022



220¢ isnbny uof Q anjeBoN BiA/ARMIS jeniu)
L0'65£0012020 / ¥S3 lard 193fo1d J9UisI ABPIBAQ 8sn-paxiiy s, eutAo) Jo AiIy

JINVTE ATTYNOILNALNI

sasn pue Bulpunowng Z'Z

uonduaseq elold Z uoloes



Section 2 Project Description

2.3 Existing Site Conditions

e Project Area E: Commercial uses and single-family residences to the north; South Citrus
Avenue and single-family residences to the east; West Dexter Street and commercial uses to
the south; and commercial uses to the west.

e Project Area F: West Dexter Street, commercial uses, and West Puente Street to the north;
commercial uses and single-family residences to the east; West Puente Street and commercial
uses to the south; single-family residences and Covina District Field to the west.

e Project Area G: East Rowland Street and commercial uses to the north; commercial uses
and South Barranca Avenue to the east; East Rowland Street, commercial uses, and single-
family residences to the south; and commercial uses to the west.

e Project Area H: East San Bernardino Road and commercial uses to the north; North
Barranca Avenue and commercial uses to the east; single-family residences to the south; and
Oakbank Avenue and commercial uses to the west.

¢ Project Area I: East San Bernardino Road and commercial uses to the north; Oakbank
Avenue and commercial uses to the east; North San Jose Avenue and multifamily residences
to the south; and North 1st Avenue and religious uses to the west.

e Project Area J: East San Bernardino Road, commercial uses, and East Rue Royale Street to
the north; North Prospero Drive and multifamily residences to the east; East Rue Royale
Street, multifamily residences, and Covina Elementary School to the south; North Barranca
Avenue, commercial uses, and single-family residences to the west.

¢ Project Area K: Single-family residences, West San Bernardino Road and commercial uses
to the north; commercial uses to the east; West San Bernardino Road, multifamily residences
and commercial uses to the south; North Lark Ellen Avenue and commercial uses to the west.

e Project Area L: Commercial uses to the north; Cutter Way and multifamily residences to the
east; West San Bernardino Road and commercial uses to the south; and commercial uses to
the east.

¢ Project Area M: West San Bernardino Road, commercial uses, and single-family residences
to the north; North Vincent Avenue and commercial uses to the east; commercial uses to the
south; and single-family residences to the west.

2.3 Existing Site Conditions

As described above, the Project and the associated future development and redevelopment are
located in 141 parcels within 13 Project Areas located throughout the City. The existing site
conditions of the 13 Project Areas consist of developed lots generally comprising of commercial
uses, asphalt surface parking lots, and ornamental landscaping and trees.

2.4 Existing General Plan Designations/Zoning
Classifications
The existing general plan designations for the 141 parcels within the 13 Project Areas consist of

General Commercial (GC), Town Center Commercial (TC-C), and General Industrial (GI).
Permitted uses in each general plan designation is described below.
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Section 2 Project Description

2.4 Existing General Plan Designations/Zoning Classifications

Permitted uses in the General Commercial (GC) general plan designation include various types of
retail and service businesses and administrative, professional, and governmental offices that serve
a diverse population and that comply with applicable use, operation, and other provisions of the
City of Covina’s Zoning Ordinance (Zoning Ordinance) and the applicable Redevelopment Plan.
Additionally, permitted uses include, but are not limited to, institutional uses, such as churches,
group homes, nursing homes, and hospitals; utility and transportation facilities; automotive sales;
automotive repair shops; gas stations; self-storage outlets; animal hospitals; and parking lots.

Within the Town Center Commercial (TC-C) general plan designation, permitted uses include
high density residential, commercial, and service uses that provide resources to transit riders and
the immediate and neighboring residential areas, and public open space.

Permitted uses in the General Industrial (GI) general plan designation include manufacturing,
processing, assembly, warehousing, and related activities plus ancillary administrative offices that
comply with applicable use, operation, and other provisions of the Zoning Ordinance, the City’s
Building Code, Fire Code, and other related City codes. Additionally, permitted uses include, but
are not limited to, animal hospitals, automotive repair shops, very limited retail functions, gas
stations, self-storage outlets, and parking lots.

The existing zoning classifications for the 141 parcels within the 13 Project Areas consist of C-P
(Administrative and Professional Office), C-2 (Neighborhood Shopping Center), C-3 (Central
Business), C-3A (Commercial Zone, Regional or Community Shopping Center), C-3A (Planned
Community Development [PCD]) (PCD Administrative and Professional Office), C-4
(Commercial Zone, Highway), C-5 (Specified Highway), M-1 (Industrial Zone), TC-C (Town
Center Zone), and RD-1500 (Multiple-Family).

The C-P (Administrative and Professional Office) zoning classification is intended to provide for
the development of an integrated office and professional zone wherein all of the related types of
uses and facilities may be located. The C-2 (Neighborhood Shopping Center) zoning
classification is intended to serve as a shopping center. The intent of the C-3 (Central Business)
zoning classification is to serve as the central trading area of the City. The C-3A (Commercial
Zone, Regional or Community Shopping Center) zoning classification is intended to provide for
planned, unified shopping centers at community and regional levels. The C-3A (PCD) (PCD
Administrative and Professional Office) zoning classification is intended to include any of the
uses allows in the underlying zone by rights of zoning or by conditional use permit, as well as
such other uses as may be permitted. The PCD may provide diversification in location of
structures, uses, and other site qualities while ensuring compatibility with uses and future
developments on the surrounding areas as indicated within the City’s General Plan (General
Plan). The intent of the C-4 (Commercial Zone, Highway) zoning classification is to provide for
highway-related uses. The C-5 (Specified Highway) zoning classification is intended to provide
for specified highway-related commercial uses. The M-1 (Industrial Zone) zoning classification is
intended to provide for the development of industrial uses which include fabrication,
manufacturing, assembly or processing of materials that are in already processed form. The intent
of the TC-C (Town Center Zone) zoning classification is to serve as a general commercial trading
area, emphasizing unique services and specialty shops that preserve the character of the town
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Section 2 Project Description

2.4 Existing General Plan Designations/Zoning Classifications

center and promote a pedestrian-oriented environment. The RD-1500 (Multiple-Family) is
intended to provide for the development of multifamily residential structures such as apartments,
condominiums, townhouses, stock cooperatives, and community apartments.

Specifically, the existing general plan designations and zoning classification for each of the 13
Project Areas are the following:

Project Area A: The general plan designation for Project Area A is General Commercial
(GC). The zoning classifications for Project Area A are C-3A (Commercial Zone, Regional or
Community Shopping Center) and C4 (Commercial Zone, Highway).

Project Area B: The general plan designation for Project Area B is General Commercial
(GC). The zoning classification for Project Area B is C-3A (PCD) (PCD Administrative and
Professional Office).

Project Area C: The general plan designation for Project Area C is General Commercial
(GC). The zoning classification for Project Area C is C-2 (Neighborhood Shopping Center).

Project Area D: The general plan designation for Project Area D is General Commercial
(GC). The zoning classifications for Project Area D are C-2 (Neighborhood Shopping Center)
and C4 (Commercial Zone, Highway).

Project Area E: The general plan designation for Project Area E is Town Center
Commercial (TC-C). The zoning classifications for Project Area E are C-3 (Central Business)
and TC-C (Town Center Zone).

Project Area F: The general plan designation for Project Area F is General Commercial (GC).
The zoning classifications for Project Area F are C-3A (Commercial Zone, Regional or
Community Shopping Center), C-3 (Central Business), and C-4 (Commercial Zone, Highway).

Project Area G: The general plan designation for Project Area G is General Commercial
(GC). The zoning classifications for Project Area G are C-2 (Neighborhood Shopping
Center), C-3A (Commercial Zone, Regional or Community Shopping Center), C-P
(Administrative and Professional Office), and RD-1500 (Multiple-Family).

Project Area H: The general plan designation for Project Area H is General Commercial
(GC). The zoning classifications for Project Area H are C-2 (Neighborhood Shopping
Center), C-5 (Specified Highway), and C-P (Administrative and Professional Office).

Project Area 1: The general plan designation for Project Area I is General Commercial (GC).
The zoning classifications for Project Area I are C-2 (Neighborhood Shopping Center) and C-
4 (Commercial Zone, Highway).

Project Area J: The general plan designation for Project Area J is General Commercial
(GC). The zoning classifications for Project Area J are C-5 (Specified Highway), C-4
(Commercial Zone, Highway), and C-P (Administrative and Professional Office).

Project Area K: The general plan designation for Project Area K is General Commercial
(GC). The zoning classifications for Project Area K are C-4 (Commercial Zone, Highway)
and C-P (Administrative and Professional Office).

Project Area L: The general plan designation for Project Area L is General Industrial (GI).
The zoning classification for Project Area L is M-1 (Industrial Zone).

Project Area M: The general plan designation for Project Area M is General Commercial
(GC). The zoning classification for Project Area M is C-2 (Neighborhood Shopping Center).
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Section 2 Project Description

2.5 Project Background and Objectives

2.5 Project Background and Objectives

The purpose of the City’s MUOD is to guide and regulate future mixed-use development and
redevelopment under the policies and objectives of the Mixed-Use general plan designation as
established in the City’s General Plan. The MUOD allows horizontal mixed-use and vertical
mixed-use development and redevelopment and creates specific development regulations and
design criteria and standards to achieve a high-quality mixed-use residential project. The MUOD
applies on an as-requested, project-by-project basis, to General Commercial (GC), Town Center
Commercial (TC-C), and General Industrial (GI) general plan designations. The MUOD is an
overlay zone, that may be added to, but not replace, the underlying zoning classification of the
existing parcel. In addition to establishing a new chapter of the MUOD zoning regulations, the
City desires to initiate a Zone Change and to amend the City’s Official Zoning Map to add the
MUOD to various sites.

The City’s General Plan Environmental Impact Report (EIR), including the Technical
Appendices, is dated 1998/2000. The City’s General Plan is dated 2000 with updates to only the
Housing Element (5th Cycle adopted). Because the MUOD includes residential uses with a
density range from 14 to 40 units per acre, the MUOD may have a growth-inducing
environmental impact. One objective of the City is to ensure compliance with CEQA for the Zone
Change. The RHNA assignment for the City is 1,910 new housing units. With the proposed
updates to the Housing Element (6th Cycle), the City must demonstrate to the state Housing and
Community Development (HCD) that the City will address several required components. One
component is an inventory of sites available for future housing developments. Another
component is that the City has reduced the CEQA and land use obstacles by rezoning potential
sites within the MUOD. The City’s second objective is to comply with the proposed updated
Housing Element (6th Cycle).

2.6 Project Features

The Project consists of adding a new chapter of mixed-use overlay regulations to the City’s
Zoning Ordinance and amending the City’s Official Zoning Map through the addition of a
MUOD to various sites located in 141 parcels within 13 Project Areas throughout the City,
excluding the Covina TCSP; refer to Figure 2-3, Proposed Project Areas and Mixed-Use
Parcels. However, the proposed zone change does not take away the underlying commercial and
industrial zones and would assume there is no net increase or additional commercial and
industrial development. No specific development project is proposed in connection with the
MUOD at this time.
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2.6 Project Features

Figure 2-3  Proposed Project Areas and Mixed-Use Parcels
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2.7 Construction Schedule and Activities

The total acreage of parcels where the MUOD would be applied is approximately 74.83 acres
with parcels less than 1 acre (0.99) in size would allow a density range of 14 to 22 units per acre
and parcels of more than 1 acre in size would allow a density range of 22 to 40 units per acre.
City staff assumed that 60 percent of the total development for mixed-use development and
redevelopment is for residential uses and the remaining 40 percent is for either commercial or
industrial uses. The assumption is that 60 percent of the total approximate 74.83 acres will be for
residential uses at an average density of 30 dwelling units per acre, resulting in the potential for
1,360 additional dwelling units. Refer to Table 2-1, Proposed Mixed-Use Parcels, for the number
of parcels, acreage, and potential dwelling units within each Project Area.

TABLE 2-1
PROPOSED MIXED-USE PARCELS

Project Area Number of Parcels Acreage Potential Dwelling Units®
A 9 7.4395 133
B 1 6.3280 113
Cc 5 2.0528 37
D 10 8.9483 159
E 4 1.3815 24
F 4 8.6438 154
G 54 16.3965 285
H 11 3.0056 54
I 5 1.3362 24
J 13 4.9018 90
K 20 5.2349 95
L 1 2.2735 59
M 4 6.8869 123
TOTAL 141 74.8293 1,360

NOTE:

2 City staff used 60 percent of the land area in the calculations to satisfy HCD's criteria. City staff used 30 units per acre for the
density. City’s assumption is to have 60 percent residential development and a density of 30 units per acre.

SOURCE: City of Covina, January 2022.

2.7 Construction Schedule and Activities

No specific development project is proposed in connection with the MUOD at this time. The
MUOD applies on an as-requested, project-by-project basis, to General Commercial (GC) and
General Industrial (GI) general plan designations. As such, the construction schedule and
activities associated with the future development and redevelopment of the Project has not been
determined until specific projects have been proposed and submitted to the City.
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2.8 Project Approvals

2.8 Project Approvals

The City of Covina, as Lead Agency for the Project, has discretionary authority over the Project.
Refer to Table 2-2, Project Approvals, for the anticipated required review and approvals for the
Project.

TABLE 2-2
PROJECT APPROVALS
Agency Action
City of Covina o Certification of the IS/MND.

+ Approval of the new Chapter of the MUOD.

* Approval of the Zone Change to add the MUOD to various
sites.

» Amending the City's Official Zoning Map.

State Housing and Community Development (HCD) Housing Element (6'" cycle).

SOURCE: City of Covina, January 2022.
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2.8 Project Approvals

INTENTIONALLY BLANK
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SECTION 3

Initial Study/Environmental Checklist

3.1 Project Information

1. Project Title:

2. Lead Agency Name and Address:

3. Contact Person and Phone Number:

4. Project Location:

5. Project Sponsor’'s Name and Address:

6. General Plan Designation(s):

City of Covina’s Mixed-Use Overlay District
(MUQOD) Project

City of Covina, Community Development
Department, 125 E. College Street, Covina, CA
91723

Nancy Fong, (626) 384-5450

Regionally, the Project is located in the City of
Covina within the San Gabriel Valley of Los
Angeles County. The surrounding jurisdictions
include Duarte, Azusa, and Glendora to the
north, San Dimas to the east, West Covina to the
south, and Irwindale and Baldwin Park to west
and pockets of Los Angeles County
Unincorporated Areas adjacent and within city
limits. Locally, the Project is located in 141
parcels within 13 Project Areas (Areas A, B, C,
D,E F,G,H,11J, K, L, and M) consisting of
approximately 74.83 acres located throughout
the City.

City of Covina, Community Development
Department, 125 E. College Street, Covina, CA
91723

The existing general plan designations for the
141 parcels within the 13 Project Areas consist
of General Commercial (GC), Town Center
Commercial (TC-C), and General Industrial
(GI); refer to Section 2.4, Existing General Plan
Designations/Zoning Classifications.
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Section 3 Initial Study/Environmental Checklist

3.1 Project Information

7. Zoning: The existing zoning classifications for the 141
parcels within the 13 Project Areas consist of C-
P (Administrative and Professional Office), C-2
(Neighborhood Shopping Center), C-3 (Central
Business), C-3A (Commercial Zone, Regional or
Community Shopping Center), C-3A (Planned
Community Development [PCD]) (PCD
Administrative and Professional Office), C4
(Commercial Zone, Highway), C-5 (Specified
Highway), M-1 (Industrial Zone), TC-C (Town
Center Zone), and RD-1500 (Multiple-Family);
refer to Section 2.4, Existing General Plan
Designations/Zoning Classifications.

8. Description of Project:

The Project consists of adding a new chapter of mixed-use overlay regulations to the City’s
Zoning Ordinance and amending the City’s Official Zoning Map through the addition of a
MUOD to various sites located in 141 parcels within 13 Project Areas throughout the City,
excluding the Covina TCSP. However, the proposed zone change does not take away the
underlying commercial and industrial zones and would assume there is no net increase or
additional commercial and industrial development. No specific development project is proposed
in connection with the MUQD at this time.

The total acreage of parcels where the MUOD would be applied is approximately 74.83 acres
with parcels less than 1 acre (0.99) in size would allow a density range of 14 to 22 units per acre
and parcels of more than 1 acre in size would allow a density range of 22 to 40 units per acre.
City staff assumed that 60 percent of the total development for mixed-use development and
redevelopment is for residential uses and the remaining 40 percent is for either commercial or
industrial uses. The assumption is that 60 percent of the total approximate 74.83 acres will be for
residential uses at an average density of 30 dwelling units per acre, resulting in the potential for
1,360 additional dwelling units.

9. Surrounding Land Uses and Setting.

The Project and the associated future development and redevelopment are located in 141 parcels
within 13 Project Areas located throughout the City. The existing site conditions of the 13 Project
Areas consist of developed lots generally comprising of commercial uses, asphalt surface parking
lots, and ornamental landscaping and trees. For land uses immediately adjacent to the 13 Project
Areas, please refer to Section 2.2, Surrounding Land Uses.

10. Other public agencies whose approval is required (¢.g., permits, financing approval, or
participation agreement.)

State Housing and Community Development (HCD) for the Housing Element (6" cycle).
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3.1 Project Information

11. Have California Native American tribes traditionally and culturally affiliated with
the project area requested consultation pursuant to Public Resources Code
section 21080.3.1? if so, is there a plan for consultation that includes, for example,
the determination of significance of impacts to tribal cultural resources,
procedures regarding confidentiality, etc.?

Yes, the City conducted consultation with California Native American tribes pursuant to

Assembly Bill (AB) 52 to identify tribal cultural resources in or near the Project Site. On March

29, 2022, the City sent notification letters via email to the designated representative of one

California Native American tribe (Gabrieleno Band of Mission Indians — Kizh Nation). In an

email dated March 31, 2022, the Gabrielefio Band of Mission Indians-Kizh Nation asked the City

if ground disturbance was planned as part of the Project. On April 4, 2022, the City indicated that
no ground disturbance was proposed, and as a result, the Gabrielefio Band of Mission Indians-

Kizh Nation stated that there was no need for consultation. For further information, please refer to

Section XVIII, Tribal Cultural Resources.
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3.2 Environmental Factors Potentially Affected

3.2 Environmental Factors Potentially Affected

The environmental factors checked below would be potentially affected by this project, involving
at least one impact that is a “Potentially Significant Impact” as indicated by the checklist on the
following pages.

UOOXDOX KX [

Aesthetics O Agriculture and Forestry Resources Air Quality

Biological Resources Cultural Resources U Energy

Geology/Soils Greenhouse Gas Emissions Hazards & Hazardous Materials
Hydrology/Water Quality O Land Use/Planning [ Mineral Resources

Noise U Population/Housing [ Public Services

Recreation ] Transportation 1 Tribal Cultural Resources
Utilities/Service Systems O] wildfire O Mandatory Findings of Significance

Determination (to be completed by the Lead Agency):

On the basis of this initial study:

O

X

I find that the proposed project COULD NOT have a significant effect on the environment,
and a NEGATIVE DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the
environment, there will not be a significant effect in this case because revisions in the
project have been made by or agreed to by the project proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared.

I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

I find that the proposed project MAY have a “potentially significant impact” or
“potentially significant unless mitigated” impact on the environment, but at least one effect
1) has been adequately analyzed in an earlier document pursuant to applicable legal
standards, and 2) has been addressed by mitigation measures based on the earlier analysis
as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required,
but it must analyze only the effects that remain to be addressed.

I find that although the proposed project could have a significant effect on the
environment, because all potentially significant effects (a) have been analyzed adequately
in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, and
(b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE
DECLARATION, including revisions or mitigation measures that are imposed upon the
proposed project, nothing further is required.

Signature Date
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3.3 Environmental Checklist | Aesthetics

3.3 Environmental Checklist

Aesthetics
Less than
Potentially  Significant  Less-than-
Significant with Mitigation Significant No
Issues (and Supporting Information Sources): Impact Incorporated Impact Impact

I.  AESTHETICS—Except as provided in Public Resources
Code Section 21099, would the Project:

a) Have a substantial adverse effect on a scenic vista? O O X [
b) Substantially damage scenic resources, including, but not a O X [
limited to, trees, rock outcroppings, and
¢) In non-urbanized areas, substantially degrade the existing O X
visual character or quality of public views of the site and its
surroundings? (Public views are those that are experienced
from publicly accessible vantage point). If the Project is in an
urbanized area, would the Project conflict with applicable
zoning and other regulations governing scenic quality?
d) Create a new source of substantial light or glare which would 4 O X O

adversely affect daytime or nighttime views in the area?

Discussion
Would the Project:

a) Have a substantial adverse effect on a scenic vista?

Less than Significant Impact. Scenic vistas consist of expansive, panoramic views of important,
unique, or highly valued visual features that are seen from public viewing areas. This definition
combines visual quality with information about view exposure to describe the level of interest or
concern that viewers may have for the quality of a particular view or visual setting. A scenic vista
can be impacted in two ways: a development project can have visual impacts by either directly
diminishing the scenic quality of the vista or by blocking the view corridors or “vista” of the
scenic resource. Important factors in determining whether a proposed project would block scenic
vistas include the project’s proposed height, mass, and location relative to surrounding land uses

and travel corridors.

The City’s General Plan Natural Resources and Open Space Element does not designate any
scenic vistas within the City (Covina, 2000). However, the City is located near the foot of the San
Gabriel Mountains, which are considered a prominent visual resource. The Project Sites are
located within highly urbanized areas of the City predominately developed with residential,
commercial, and industrial uses. The Project Sites are developed lots generally comprising of
commercial uses, asphalt surface parking lots, and ornamental landscaping and trees. Intermittent
long-range views of the San Gabriel Mountains can be seen across the Project Sites in between
existing buildings, fencing, and trees from the surrounding roadways, but the majority of these
views are obstructed due to the existing structures, trees, and the relatively flat topography of the
Project Areas. No mitigation is required.
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3.3 Environmental Checklist | Aesthetics

The Project consists of adding a new chapter of mixed-use overlay regulations to the City’s
Zoning Ordinance and amending the City’s Official Zoning Map through the addition of a
MUOD to various sites located in 141 parcels within 13 Project Areas. Future development and
redevelopment associated with the Project would include the potential for 1,360 additional
dwelling units and commercial and general light industrial land uses. It is anticipated that future
development would be considered infill and/or redevelopment and would likely replace an
existing building of similar type and intensity, thereby not substantially altering the current land
use intensity or land use patterns within the City. The purpose of the City’s MUOD is to guide
and regulate future mixed-use development and redevelopment under the policies and objectives
of the Mixed-Use general plan designation as established in the City’s General Plan. The Project
itself would not result in direct impacts to scenic vistas. The MUOD applies on an as-requested,
project-by-project basis. As such, the types and sizes of future development and redevelopment
associated with the Project cannot be determined until specific projects have been proposed and
submitted to the City. Compliance with the City’s Municipal Code and proposed MUOD
guidelines and restrictions restricting height to a maximum of 50 feet for all future development
and redevelopment associated with the Project would ensure that views of scenic resources,
including views of the San Gabriel Mountains, would be preserved. As such, the Project would
not result in a substantial adverse effect on a scenic vista, and impacts would be less than
significant. No mitigation is required.

b) Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway?

Less than Significant Impact. The Project Sites are located in a highly urbanized areas of the
City predominantly developed with residential commercial, and industrial uses. The Project Sites
are developed lots generally comprising of commercial uses, asphalt surface parking lots, and
ornamental landscaping and trees. The Project Sites are not located in the vicinity of a City or
state-designated scenic highway. The nearest officially designated state scenic highway, State
Route 2 (SR-2), is located in the San Gabriel Mountains and would not be visible to motorists
(Caltrans, 2020). The Project Sites do not contain any rock outcroppings or historical buildings.
As the Project is not located in the vicinity of a state scenic highway, no historical buildings
would be substantially damaged with implementation of the Project. Vegetation on the Project
Site consists of a mix of ornamental landscaping and trees. The Project would comply with
applicable provisions pertaining to the removal and replacement of trees per Chapter 17.83, Tree
Preservation, of the City’s Municipal Code (Covina, 2022). Overall, based on the above, the
Project would not substantially damage scenic resources located within the vicinity of a scenic
highway and a less than significant impact would occur. No mitigation is required.
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C) In non-urbanized areas, substantially degrade the existing visual character or
quality of public views of the site and its surroundings? (Public views are those that
are experienced from publicly accessible vantage point). If the Project is in an
urbanized area, would the Project conflict with applicable zoning and other
regulations governing scenic quality?

Less than Significant Impact. The Project Sites are located in a highly urbanized areas of the
City predominantly developed with residential commercial, and industrial uses. The Project Sites
are developed lots generally comprising of commercial uses, asphalt surface parking lots, and
ornamental landscaping and trees. Construction activities associated with the future development
and redevelopment of the Project would require the use of construction equipment and storage of
materials on-site, thus introducing contrasting features into the visual landscape that affect the
visual quality of the Project Sites and immediate vicinity. Contrasting features could include
demolition materials, excavated areas, stockpiles, and other materials generated and stored on-site
during construction. However, adverse effects to visual character associated with future Project
construction would be temporary.

The Project consists of adding a new chapter of mixed-use overlay regulations to the City’s
Zoning Ordinance and amending the City’s Official Zoning Map through the addition of a
MUOD to various sites located in 141 parcels within 13 Project Areas. Future development and
redevelopment associated with the Project would include the potential for 1,360 additional
dwelling units and commercial and general light industrial land uses. It is anticipated that future
development would be considered infill and/or redevelopment and would likely replace an
existing building of similar type and intensity, thereby not substantially altering the current land
use intensity or land use patterns within the City. As discussed above, the purpose of the City’s
MUOD is to guide and regulate future mixed-use development and redevelopment under the
policies and objectives of the Mixed-Use general plan designation as established in the City’s
General Plan. The rezoning program as part of the Project would allow for greater densities than
currently allowed within the City. However, the proposed MUOD is an overlay zone, that may be
added to, but not to replace the underlying zoning classification. Future development would be
subject to review by the City to ensure that design of the proposed development is consistent will
all applicable design requirements, objective standards, and regulations set forth in the City’s
Municipal Code and the proposed MUOD. As such, a less than significant impact would occur in
this regard. No mitigation is required.

d) Create a new source of substantial light or glare which would adversely affect
daytime or nighttime views in the area?

Less than Significant Impact. The Project Sites are located in a highly urbanized areas of the
City predominantly developed with residential commercial, and industrial uses. The Project Sites
are developed lots generally comprising of commercial uses, asphalt surface parking lots, and
ornamental landscaping and trees. The Project vicinities exhibit considerable ambient nighttime
illumination levels due to the densely developed nature of Project Areas and adjacent properties.
Artificial light sources from the on-site uses and other surrounding properties include interior and
exterior lighting for security, parking lot lighting, and incidental landscape lighting. Automobile
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headings, streetlights, and stoplights for visibility and safety purposes along adjacent roadways
contribute to overall ambient lighting levels as well.

Security lighting used during construction of the future development and redevelopment
associated with the Project, if necessary, could introduce new sources of light to the Project Sites
and the immediate vicinities. If security lighting is needed, it can be shielded and directed away
from surrounding light-sensitive land uses. Further, construction of the future development and
redevelopment would not occur during evening hours. Temporary impacts associated with light
during future construction activities would be less than significant.

The Project consists of adding a new chapter of mixed-use overlay regulations to the City’s
Zoning Ordinance and amending the City’s Official Zoning Map through the addition of a
MUOD to various sites located in 141 parcels within 13 Project Areas. Future development and
redevelopment associated with the Project would include to the potential for 1,360 additional
dwelling units and commercial and general light industrial land uses. The purpose of the City’s
MUOD is to guide and regulate future mixed-use development and redevelopment under the
policies and objectives of the Mixed-Use general plan designation as established in the City’s
General Plan. The Project itself would not result in direct impacts to light. Future development
and redevelopment associated with the Project would be required to submit a lighting plan for
review and approval by the City as part of the site plan review process. Further, all proposed
outdoor lighting would be subject to applicable regulations contained within the City’s Municipal
Code. Compliance with these regulations would ensure that operational impacts regarding Project
lighting would be less than significant. No mitigation is required.

Glare within the Project Sites and the surrounding areas occur from sunlight reflected from
reflective materials utilized in existing buildings along adjacent roadways and from vehicle
windows and surfaces. Glare-sensitive receptors include motorists on the roadways surrounding
the Project Sites. As glare is a temporary phenomenon that changes with the movement of the
sun, receptors other than motorists are generally less sensitive to glare impacts than to light
impacts. All future development and redevelopment associated with the Project would be subject
to review and approval by the City as part of the site plan review process to determine potential
impacts related to glare. As such, a less than significant impact would occur in this regard. No
mitigation is required.

References

Caltrans, 2020. California Department of Transportation, List of Eligible and Officially Designated
State Scenic Highways. Available at https://dot.ca.gov/programs/design/lap-landscape-
architecture-and-community-livability/lap-liv-i-scenic-highways, accessed April, 2022.

Covina, 2000. City of Covina’s General Plan, Natural Resources and Open Space Element,
adopted April 18, 2000.

Covina, 2022. City of Covina Municipal Code, passed January 18, 2022,
https://www.codepublishing.com/CA/Covina/, accessed April 2022.
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Agriculture and Forestry Resources

Less than
Potentially Significant Less-than-
Significant with Mitigation Significant No
Issues (and Supporting Information Sources): Impact Incorporated Impact Impact

Il. AGRICULTURE AND FORESTRY RESOURCES—In determining whether impacts to agricultural resources are
significant environmental effects, lead agencies may refer to the California Agricultural Land Evaluation and Site
Assessment Model (1997) prepared by the California Dept. of Conservation as an optional model to use in
assessing impacts on agriculture and farmland. In determining whether impacts to forest resources, including
timberland, are significant environmental effects, lead agencies may refer to information compiled by the California
Department of Forestry and Fire Protection regarding the state’s inventory of forest land, including the Forest and
Range Assessment Project and the Forest Legacy Assessment project; and forest carbon measurement
methodology provided in Forest Protocols adopted by the California Air Resources Board. Would the Project:

a) Convert Prime Farmland, Unigue Farmland, or Farmland of O O O X
Statewide Importance (Farmland), as shown on the maps
prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to
non-agricultural use?

b} Conflict with existing zoning for agricultural use, or a | O O X
Williamson Act contract?

c) Conflict with existing zoning for, or cause rezoning of, d O O X
forest land (as defined in Public Resources Code section
12220(g)), timberland (as defined by Public Resources
Code section 4526), or timberland zoned Timberland
Production (as defined by Government Code section
51104(g))?

d) Result in the loss of forest land or conversion of forest land M O O
to non-forest use?

e) Involve other changes in the existing environment which, d [ O X
due to their location or nature, could result in conversion of
Farmland, to non-agricultural use or conversion of forest
land to non-forest use?

Discussion
Would the Project:

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping
and Monitoring Program of the California Resources Agency, to non-agricultural
use?

No Impact. The Project Sites are located in highly urbanized areas of the City which are
predominately developed with residential, commercial, and industrial uses. The Project Sites are
currently developed generally comprising of commercial uses, asphalt surface parking lots, and
ornamental landscaping and trees. According to the City’s General Plan Natural Resources and
Open Space Element, the City is approximately 99 percent built out and does not contain usable
agricultural soils or important agricultural areas (Covina, 2000). Further, the Project Sites do not
contain agricultural uses or related operations and are not designated Prime Farmland, Unique
Farmland, or Farmland of Statewide Importance as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program (DOC, 2020). Therefore, implementation of the
Project and the associated future development and redevelopment would not convert Prime
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3.3 Environmental Checklist | Agriculture and Forestry Resources

Farmland, Unique Farmland, or Farmland of Statewide Importance to non-agricultural uses. No
impact would occur in this regard.

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract?

No Impact. The Project Sites are currently developed generally comprising of commercial uses,
asphalt surface parking lots, and ornamental landscaping and trees. The existing zoning
classifications for the 141 parcels within the 13 Project Areas consist of C-P (Administrative and
Professional Office), C-2 (Neighborhood Shopping Center), C-3 (Central Business), C-3A
(Commercial Zone, Regional or Community Shopping Center), C-3A (Planned Community
Development [PCD]) (PCD Administrative and Professional Office), C-4 (Commercial Zone,
Highway), C-5 (Specified Highway), M-1 (Industrial Zone), TC-C (Town Center Zone), and RD-
1500 (Multiple-Family); refer to Section 2.4, Existing General Plan Designations/Zoning
Classifications. No portions of the Project Sites or surrounding land uses are zoned for agriculture
and no nearby lands are enrolled under the Williamson Act. As discussed above, the City is
approximately 99 percent built out and does not contain usable agricultural soils or important
agricultural areas (Covina, 2000). As such, implementation of the Project and the associated
future development and redevelopment would not conflict with existing zoning for agricultural
uses or a Williamson Act Contract and no impact would occur in this regard.

c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in
Public Resources Code section 12220(g)), timberland (as defined by Public
Resources Code section 4526), or timberland zoned Timberland Production (as
defined by Government Code section 51104(g))?

No Impact. The existing zoning classifications for the 141 parcels within the 13 Project Areas
consist of C-P (Administrative and Professional Office), C-2 (Neighborhood Shopping Center),
C-3 (Central Business), C-3A (Commercial Zone, Regional or Community Shopping Center), C-
3A (Planned Community Development [PCD]) (PCD Administrative and Professional Office), C-
4 (Commercial Zone, Highway), C-5 (Specified Highway), M-1 (Industrial Zone), TC-C (Town
Center Zone), and RD-1500 (Multiple-Family); refer to Section 2.4, Existing General Plan
Designations/Zoning Classifications. The Project Sites are located in highly urbanized areas of
the City predominately developed with residential, commercial, and industrial uses. The Project
Sites are currently developed generally comprising of commercial uses, asphalt surface parking
lots, and ornamental landscaping and trees. No forest land or land zoned for timberland is present
on the Project Sites or in the surrounding areas. According to the City’s Natural Resources and
Open Space Element, the City is approximately 99 percent built out and does not contain any
forests (Covina, 2000). As such, implementation of the Project and the associated future
development and redevelopment would not conflict with existing zoning for forest land or
timberland and no impact would occur in this regard.

d) Result in the loss of forest land or conversion of forest land to non-forest use?

No Impact. The Project Sites are currently developed generally comprising of commercial uses,
asphalt surface parking lots, and ornamental landscaping and trees. No forest land exists on the
Project Site or in the surrounding area. As discussed above in Response Il.c, the City is
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approximately 99 percent built out and does not contain any forests (Covina, 2000). As such,
implementation of the Project and the associated future development and redevelopment would
not result in the loss of forestland or the conversion of forestland to non-forest use. No impact
would occur in this regard.

e) Involve other changes in the existing environment which, due to their location or
nature, could result in conversion of Farmland, to non-agricultural use or
conversion of forest land to non-forest use?

No Impact. As discussed above in Responses IL.a through I1.d, there are no agricultural or forest
uses or related operations on or near the Project Sites. Therefore, implementation of the Project
and the associated future development and redevelopment would not involve the conversion of
farmland forest land to other uses. No impacts to agricultural or forest land or uses would occur in
this regard.

References

Covina, 2000. City of Covina’s General Plan, Natural Resources and Open Space Element,
adopted April 18, 2000.

DOC, 2020. California Department of Conservation, California Important Farmland Finder,
https://maps.conservation.ca.gov/dlrp/ciff/, accessed March 2022.
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Air Quality

Less than
Potentially  Significant  Less-than-
Significant with Mitigation Significant No
Issues (and Supporting Information Sources): Impact Incorporated Impact Impact

lll. AIR QUALITY—Where available, the significance criteria
established by the applicable air quality management district
or air pollution control district may be relied upon to make the
following determinations. Would the Project:

a) Conflict with or obstruct implementation of the applicable air d X O U
quality plan?
b) Result in a cumulatively considerable net increase of any O X

criteria pollutant for which the Project region is non-
attainment under an applicable federal or state ambient air
quality standard?

c) Expose sensitive receptors to substantial pollutant d X O
concentrations?
d) Result in other emissions (such as those leading to odors) O O X d

adversely affecting a substantial number of people?

Discussion
Would the Project:

a) Conflict with or obstruct implementation of the applicable air quality plan?

Less than Significant Impact with Mitigation Incorporated. The Project Sites are located
within the 6,745-square-mile South Coast Air Basin (SCAB). Air quality planning for the SCAB
is under the jurisdiction of the South Coast Air Quality Management District (SCAQMD). The
SCAQMD has adopted a series of Air Quality Management Plans (AQMPs) to meet the
California Ambient Air Quality Standards (CAAQS) and National Ambient Air Quality
Standards (NAAQS) for criteria air pollutants. The SCAQMD is required, pursuant to the Clean
Air Act, to reduce emissions of criteria pollutants for which the Air Basin is in non-attainment of
the NAAQS (e.g., ozone [O3], and particulate matter 2.5 microns in diameter or less [PM2.5]).
The SCAQMD, California Air Resources Board (CARB), and United States Environmental
Protection Agency (USEPA) have adopted the 2016 AQMP which incorporates scientific and
technological information and planning assumptions, regarding air quality, including the SCAG
20162040 RTP/SCS, and emission inventory methodologies for various source categories
(SCAQMD, 2016).> The AQMP provides strategies for stationary and mobile sources to ensures
the region can meet attainment deadlines, public health is protected to the maximum extent
feasible, and to avoid sanctions for violation of attainments standards. The main objectives of the
AQMP includes implementing fair-share emissions reductions strategies at the federal, state, and
local levels; establishing partnerships, funding, and incentives to accelerate deployment of zero

3 SCAQMD, South Coast Air Quality Management District, 2016 Air Quality Management Plan (AQMP), 2017.
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and near-zero-emissions technologies; and taking credit from co-benefits from greenhouse gas
(GHG), energy, transportation and other planning efforts.*

The AQMP contains control measures for reducing emissions from mobile sources, with an
emphasis on NOx and VOC emissions from on-road and off-road sources. Control measures that
are most relevant to the future development and redevelopment associated with the Project that
could occur include the following:

MOB-05-ACCELERATED PENETRATION OF PARTIAL ZERO-EMISSION AND
ZERO-EMISSION VEHICLES: This measure proposes to continue incentives for the purchase
of zero-emission vehicles and hybrid vehicles with a portion of their operation in an “all-electric
range” mode. The State Clean Vehicle Rebate Pilot (CVRP) program is proposed to continue
from 2016 to 2030 with proposed funding up to $5,000 per vehicle and for low-income eligible
residents, additional funding of up to $1,500 for a total of $6,500 per vehicle. The California State
legislature has appropriated $133 million statewide for the CVRP for Fiscal Year 2016—17. The
proposed measure seeks to provide funding rebates for at least 15,000 zero-emission or partial-
zero emission vehicles per year.

MOB-06-ACCELERATED RETIREMENT OF OLDER LIGHT-DUTY AND MEDIUM-
DUTY VEHICLES: This proposed measure calls for promoting the permanent retirement of
older eligible vehicles through financial incentives currently offered through local funding
incentive programs, and AB 118 Enhanced Fleet Modernization Program (EFMP), and the
Greenhouse Gas Reduction Fund (EFMP Plus-Up). The proposed measure seeks to retire up to
2,000 older light- and medium-duty vehicles (up to 8,500 pounds gross vehicle weight [GVW])
per year. The proposed measure seeks to provide funding assistance for at least 2,000 replacement
vehicles per year.

MOB-10-EXTENSION OF THE SOON PROVISION FOR CONSTRUCTION/
INDUSTRIAL EQUIPMENT: To promote turnover (i.e., retire, replace, retrofit, or repower) of
older in-use construction and industrial diesel engines, this proposed measure seeks to continue
the SCAQMD’s Surplus Off-Road Opt-In for NOx (SOON) provision of the Statewide In-Use
Off-Road Fleet Vehicle Regulation beyond 2023 through the 2031 timeframe. In order to
implement the SOON program in this timeframe, funding of up to $30 million per year would be
sought to help fund the repower or replacement of older Tier 0 and Tier 1 equipment to Tier 4 or
cleaner equipment, with approximately 2 tons per day (tpd) of NOx reductions.

MOB-11-EXTENDED EXCHANGE PROGRAM: This measure seeks to continue the
successful lawnmower and leaf blower exchange programs in order to increase the penetration of
clectric equipment or new low emission gasoline-powered equipment used in the region. The
proposed extended exchange program will focus on incentives to accelerate the replacement of
older equipment with new Tier 4 or cleaner equipment or zero-emission equipment where
applicable. In addition, other small off-road equipment (SORE) equipment may also be
considered for exchange programs for accelerating the turnover of existing engines.

4 SCAQMD, South Coast Air Quality Management District, 2016 Air Quality Management Plan (AQMP), 2017.
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The following analysis addresses the Project’s consistency with applicable SCAQMD plans,
inclusive of regulatory compliance. The SCAQMD recommends, when determining whether a
proposed project is consistent with the 2016 AQMP, that the lead agency should assess whether
the proposed project would directly obstruct implementation of the plans by impeding
SCAQMD’s efforts to achieve attainment with respect to any criteria air pollutant for which it is
currently not in attainment of the NAAQS and CAAQS (e.g., ozone, PM10, and PM2.5) and
whether it is consistent with the demographic and economic assumptions (typically land use
related, such as employment and population/residential units) upon which the plan is based. In
accordance with SCAQMD’s CEQA Air Quality Handbook, the Project would have a significant
impact relative to criterion a) if it would result in any of the following: i) An increase in the
frequency or severity of existing air quality violations; ii) Cause or contribute to new air quality
violations; or iii) Delay timely attainment of air quality standards or the interim emission
reductions specified in the AQMP (SCAQMD Criterion No. 1). Additionally, the Project would
have a significant impact relative to criterion a) if it would exceed the assumptions utilized in
preparing the AQMP (SCAQMD Ceriterion No. 2).

Criterion No. 1

The first criterion evaluates the potential for a proposed project to result in an increase in the
frequency or severity of existing air quality violations or cause or contribute to new violations or
delay the timely attainment of air quality standards of the interim emissions reductions specified
in the AQMP. The SCAQMD numerical significance thresholds for construction and operational
emissions are designed for the analysis of individual projects and not for long-term planning
documents, such as the MUOD. Emissions are dependent on the exact size, nature, and location
of an individual land use type, combined with reductions in localized impacts from the removal of
existing land use types, as applicable (i.e., conversion of light industrial uses).

Construction

The MUOD applies on an as-requested, project-by-project basis, to General Commercial (GC)
and General Industrial (GI) general plan designations. As such, the construction schedule and
activities associated with the future development and redevelopment of the Project has not been
determined until specific projects have been proposed and submitted to the City.

As discussed in Issue c) below, construction of the future development and redevelopment
associated with the Project may have the potential to create localized air quality impacts through
the use of heavy-duty construction equipment. No specific projects are proposed under the Project
and no information is available regarding specific projects that could be facilitated by adoption of
the MUOD. However, it is reasonable to assume that future development and redevelopment
associated with the Project could occur close to existing sensitive receptors. Thus, construction of
future development and redevelopment associated with the Project could generate localized
emissions in excess of the concentration-based localized significance thresholds. Therefore, in
response to Criterion 1, future development and redevelopment associated with the Project could
potentially increase the frequency or severity of an existing violation or cause or contribute to
new violations and impacts would be significant and mitigation measures would be required.
Implementation of Mitigation Measures AIR-1 through AIR-4 would reduce emissions from
future development and redevelopment associated with the Project such that they would not
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conflict with the SCAQMD AQMP. As a result, impacts would be less than significant with
mitigation incorporated.

Operations

The Project is a comprehensive planning document outlining the City’s proposed approach to
guide and regulate future mixed-use development and redevelopment under the policies and
objectives of the Mixed-Use general plan designation as established in the City’s General Plan.
As discussed in Issue b) below and in the Project’s Transportation Assessment (LLG, 2022),°
future development and redevelopment associated with the Project would not conflict with City’s
efficiency-based impact thresholds, which means that such projects would generally align with
the long-term vehicle miles traveled (VMT) and associated vehicle emissions reduction goals of
SCAG’s RTP/SCS. Nonetheless, as discussed in Issue ¢) below, and in response to Criterion 1,
future development and redevelopment associated with the Project could potentially increase the
frequency or severity of an existing violation or cause or contribute to new violations and impacts
would be significant and mitigation measures would be required. Implementation of Mitigation
Measures AIR-1 through ATR-4 would reduce emissions from future development and
redevelopment associated with the Project such that they would not conflict with the SCAQMD
AQMP. As a result, impacts would be less than significant with mitigation incorporated.

Criterion 2

While striving to achieve the NAAQS for ozone and PM2.5 and the CAAQS for ozone, PM10,
and PM2.5 through a variety of air quality control measures, the 2016 AQMP also accommodates
planned growth in the SCAB. With respect to the second criterion for determining consistency
with AQMP growth assumptions, the projections in the AQMP for achieving air quality goals are
based on assumptions in SCAG’s 2016-2040 RTP/SCS regarding population, housing, and
growth trends. Determining whether or not a proposed project exceeds the assumptions reflected
in the AQMP involves the evaluation of consistency with applicable population, housing, and
employment growth projections and appropriate incorporation of AQMP control measures. The
following discussion provides an analysis with respect to these criteria.

Construction

Control Strategies

The SCAB is designated nonattainment for ozone and PM2.5 under the CAAQS and NAAQS,
nonattainment for lead (Los Angeles County only) under the NAAQS, and nonattainment for
PM10 under the CAAQS. Future development and redevelopment associated with the Project
would be required to comply with State requirements to minimize short-term emissions from on-
road and off-road diesel equipment, including the CARB Air Toxics Control Measure to limit
heavy-duty diesel motor vehicle idling to no more than five minutes at a location, and with
SCAQMD’s regulations such as Rule 403 for controlling fugitive dust and Rule 1113 for
controlling VOC emissions from architectural coatings. Furthermore, as applicable to the type of
project, future development and redevelopment associated with the Project with construction
contractors would be required to comply with fleet rules to reduce on-road truck emissions.

5 Linscott Law & Greenspan, Transportation Assessment Report, Covina Mixed-Use Overlay District, March 2022
(Appendix D, of this Draft ISMND).
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Compliance with these measures and requirements would be consistent with and meet or exceed
the AQMP requirements for control strategies intended to reduce emissions from construction
equipment and activities. Therefore, future development and redevelopment associated with the
Project would not conflict with the control strategies of the AQMP and impacts would be less
than significant.

Growth Projections

Future development and redevelopment associated with the Project would generate an increase in
short-term construction employment; however, such short-term employment would likely be
filled by employees within the construction industry in the SCAB region. Construction industry
jobs generally have no regular place of business, as construction workers commute to job sites
throughout the region, which may change several times a year. Moreover, these jobs would be
temporary in nature. Therefore, the construction jobs generated by the future development and
redevelopment associated with the Project would not conflict with the long-term employment or
population projections upon which the AQMPs are based and impacts would be less than
significant.

Operations
Control Strategies

The operation of future development and redevelopment associated with the Project would be
required to comply with applicable SCAQMD regulations for stationary sources and architectural
coatings, Title 24 energy efficiency standards. Furthermore, vehicles used by residents,
employees, and visitors of the future development and redevelopment associated with the Project
would be required to comply with State vehicle emissions standards.

The AQMP includes land use and transportation strategies from the 2016—2040 RTP/SCS that are
intended to reduce VMT and resulting regional mobile-source emissions. These strategies include
supporting projects that encourage infill development and diverse housing opportunities for a
variety of populations in locations that are close to job centers, commercial services such as
restaurants and shopping centers, and entertainment options that are characteristic of higher
density locations. Adoption of the MUOD would allow for future residential as well as
commercial and light industrial uses within the various Project Sites, in addition to or
replacement of the existing commercial uses in the various Project Sites. As such, adoption of the
MUOD would allow for the infill development of diverse housing opportunities that would be
close to job centers, commercial services, and entertainment options. Therefore, the Project would
not conflict with AQMP land use and transportation strategies that are intended to reduce VMT
and impacts would be less than significant.

Growth Projections

While no specific development projects are proposed at this time, future development and
redevelopment associated with the Project is expected to facilitate additional population growth
and additional housing units through the proposed rezoning program. Adoption of the MUOD has
the potential to develop 1,360 additional dwelling units within the various Project Sites as well as
commercial and light industrial uses. As discussed in Section X1V, Population and Housing,
adoption of the MUOD would provide the City with housing opportunity locations that would
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substantially contribute to compliance with the RHNA assignment for the City of 1,910 new
housing units and the proposed updated Housing Element (6th Cycle). Therefore, the growth
anticipated by the operation of future development and redevelopment associated with the Project
would not conflict with the long-term employment or population projections upon which the
AQMPs are based and impacts would be less than significant.

Mitigation Measures

AIR-1: Construction Emissions. If, during subsequent project-level environmental
review, construction-related criteria air pollutants are determined to have the potential to
exceed the applicable South Coast Air Quality Management District (SCAQMD)
thresholds of significance, the City shall require applicants for future development and
redevelopment associated with the Project to incorporate one or more of the following
mitigation measures as necessary to reduce air pollutant emissions during construction
activities to below the applicable SCAQMD thresholds of significance. Mitigation
measures that may be identified during the environmental review include, but are not
limited to:

1.

Using construction equipment rated by the USEPA as having Tier 3 (model year
2006 or newer) or Tier 4 (model year 2008 or newer) emission limits, applicable
for engines between 50 and 750 horsepower, as commercially available.

Using construction equipment that are equipped with a California Air Resources
Board (CARB) verified Level 3 diesel particulate matter filter, applicable for
engines between 50 and 750 horsepower, as commercially available.

Ensuring construction equipment is properly serviced and maintained to the
manufacturer’s standards.

Limiting nonessential idling of construction equipment to less than five
consecutive minutes at a location.

Water all active construction areas at least three times daily or four times daily if
needed to control dust emissions. Watering should be sufficient to prevent
airborne dust from leaving the site. Reclaimed water should be used whenever
possible.

Increased watering frequency may be necessary whenever wind speeds exceed
15 miles per hour. Construction activities should be suspended during periods
with wind speed gusts of 25 miles per hour or more.

Apply non-toxic chemical soil stabilizers, in lieu of watering, in sufficient
quantities to control dust emissions and prevent visible dust from leaving the
construction site.

Pave, apply water three times daily or as often as necessary to control dust, or
apply non-toxic chemical soil stabilizers on all unpaved access roads, parking
areas, and staging areas at construction sites.

Cover all trucks hauling soil, sand, and other loose materials or require all trucks
to maintain at least two feet of freeboard (i.c., the minimum required space
between the top of the load and the top of the trailer).
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10. Sweep daily (with water sweepers using reclaimed water if possible), or as often
as needed, all paved access roads, parking areas, and staging areas at the
construction site to control dust.

11. Sweep public streets daily (with water sweepers using reclaimed water if
possible) in the vicinity of the Project Sites, or as often as needed, to keep streets
free of visible soil material.

12. Hydroseed or apply non-toxic soil stabilizers to inactive construction areas.

13. Enclose, cover, water three times daily, or apply non-toxic chemical soil binders
to exposed stockpiles (dirt, sand, etc.).

AIR-2: Architectural Coating VOC Emissions. If, during subsequent project-level
environmental review, it is determined that construction or operation of a project has the
potential to exceed the applicable South Coast Air Quality Management District
(SCAQMD) thresholds of significance for volatile organic compound (VOC) emissions
from architectural coating activities, the City shall require the use of Super-Compliant
VOC-content architectural coatings (10 grams per liter or less of VOCs) to be used
during application of paints and other architectural coatings. If Super-Compliant VOC-
content architectural coatings cannot be utilized, the developer shall reduce the quantity
of paints and other architectural coatings applied in any one day as necessary to reduce
VOC emissions from all project sources to below the SCAQMD thresholds of
significance for VOCs (i.e., to below 75 pounds of VOC per day during construction
activities and below 55 pounds of VOC per day during operational activities).

AIR-3: Energy Conservation. The City shall require energy conservation measures
during future project-level environmental review, which may include the following:

e Install Energy Star rated heating, cooling, lighting, and appliances.

e Use of Heating, Ventilation and Air Conditioning (HVAC) equipment with a
Seasonal Energy Efficiency Ratio (SEER) of 12 or higher.

s Installation of water heaters with an energy factor of 0.92 or higher.

o Install solar water heaters or tank-less water heaters.

e Use passive solar cooling/heating.

e Use cool roofs and surfaces for residential and non-residential buildings.

e Encourage strategic tree planting and shading to reduce building energy demand
for cooling.

e Encourage the use of electric building energy systems in place of building natural
gas systems.

AIR-4: Transportation Efficiency. The City shall require transportation efficiency
measures during future project-level environmental review, which may include the
following:

e Implement transportation demand management (TDM) strategies to reduce VMT
from project operations.

e Provide residents and employees of projects with information regarding public
transportation options.
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* Provide residents and employees of projects with bicycle parking facilities that
meet or exceed municipal code requirements.

¢ Provide residents and employees of projects with electric vehicle supply
equipment that meet or exceed municipal code requirements.

b) Result in a cumulatively considerable net increase of any criteria pollutant for
which the Project region is non-attainment under an applicable federal or state
ambient air quality standard?

Less than Significant Impact with Mitigation Incorporated. While no specific development
projects are proposed at this time, implementation of the Project would result in the future
development and redevelopment of residential uses, as well as commercial and light industrial
uses, within the Project Sites. The development of sufficiently large future development and
redevelopment associated with the Project may have the potential to result in construction and
operational emissions that could cause a cumulatively considerable net increase of a criteria
pollutant for which the region is non-attainment. The SCAB is designated under federal and state
ambient air quality standards as nonattainment for ozone and PM2.5 and state nonattainment for
PMI10. Based on the most recently adopted significance thresholds in the SCAQMD CE QA Air
Quality Handbook, the Project may result in a significant impact of a federal or State non-
attainment pollutant if emissions would exceed the values shown in Table ITI-1, Criteria
Pollutant Emissions Significance Thresholds — Los Angeles County.

TABLE IlI-1
CRITERIA POLLUTANT EMISSIONS SIGNIFICANCE THRESHOLDS — LOS ANGELES COUNTY

Phase { voc } NOy co SOy PM10 PM2.5

South Coast Air Basin (Los Angeles County); Pounds per Day

Construction 75 100 550 150 150 55

Operations 55 55 550 150 150 55

NOTES: VOC = volatile organic compounds; NOx = oxides of nitrogen; CO = carbon monoxide; SOx = sulfur oxides; PM10 = particulate
matter, aerodynamic diameter of 10 micrometers or less; PM2.5 = particulate matter, aerodynamic diameter of 2.5 micrometers or less.

SOURCE: SCAQMD 2019.

Construction Emissions

Construction activities resulting from potential future development and redevelopment associated
with the Project would result in the temporary emissions of pollutants. Emissions of ozone
precursors, such as VOC and nitrogen oxides (NOx), result from the use of on-road and off-road
motorized vehicles and heavy-duty construction equipment associated with construction
activities. In addition, fugitive dust emissions would result from demolition and various soil-
handling activities. Localized concentrations of construction-generated TAC emissions, including
emissions of diesel particulate matter from diesel-powered equipment, can increase health risk for
nearby sensitive receptors. Construction emissions can vary substantially from day to day,
depending on the level of activity, the specific type of construction activity, and prevailing
weather conditions.
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The size and intensity of future development and redevelopment associated with the Project
would dictate whether the quantity of air pollutant emissions during construction are above or
below the thresholds of significance. Future development and redevelopment associated with the
Project may occur as large construction projects, but there is also the potential that the cumulative
effect of multiple small-scale projects could result in a significant air quality impact.

All future development and redevelopment associated with the Project would be required to
comply with SCAQMD rules and regulations. Significance determinations would be based on the
individual project specifics. Furthermore, future construction activities associated with the Project
would be required to comply with the CARB Air Toxics Control Measure, which limits diesel
powered equipment and vehicle idling to no more than five minutes at a location, and the CARB
In-Use Off-Road Diesel Vehicle regulation, CARB Truck and Bus regulation, and CARB ACT
regulation, which all require construction equipment and vehicle fleet operators to repower or
replace higher-emitting equipment with less polluting models, including zero- and near-zero-
emissions on-road truck technologies as they become developed and commercially available.
Additionally, construction of future development and redevelopment associated with the Project
would be required to comply with SCAQMD rules and regulations including Rule 403 for the
control of fugitive dust and Rule 1113 for the control of VOC emissions from architectural
coatings. Mandatory compliance with these CARB and SCAQMD rules and regulations would
reduce emissions, particularly for NOx, PM10, and PM2.5, during construction activities for
future development and redevelopment associated with the Project.

In order to provide a screening scenario of development size that would not exceed the SCAQMD
mass daily thresholds, criteria air pollutant emissions associated with temporary construction
activity from construction of a 10-percent build-out scenario were quantified using California
Emissions Estimator Model (CalEEMod) Version 2020.4.0. This scenario assumes that
approximately 10-percent of the total residential units and commercial and light industrial uses
would be constructed at any given time. Because detailed project-level information is not

available, construction emissions were calculated for this scenario generally using recommended
default values in CalEEMod.

The total acreage for the Project is 74.83, with 60 percent of the area assumed for residential units
at 30 dwelling units per acre, corresponding to the potential for 1,360 additional dwelling units.
For the purposes of this analysis, the remaining 40 percent of total area was attributed to a split of
recreational (high turnover restaurant) and general light industrial land uses for the purposes of a
hypothetical future development scenario. The use of the high turnover restaurant land use type
for commercial uses provides for a high-end conservative emissions estimate because the high
turnover restaurant land use type is associated with higher vehicle trip rates and building energy
demand factors compared to other commercial land use types, such as office and retail. For
construction, it was assumed that demolition and grading would require truck trips for the hauling
of debris and material (soil) export.

There are six default CalEEMod construction phases commonly used to evaluate construction
emissions: demolition, site preparation, grading, building construction, paving, and architectural
coating. For example, due to the developed nature of some parcels within the Project Sites, some
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future development and redevelopment associated with the Project may only require a demolition
(existing buildings and asphalt pavement) phase and minor site preparation phase prior to
building construction, while other future development and redevelopment may require
renovation, which would be less intensive than new construction. In addition, some future
development and redevelopment may not require any demolition, but would require site
preparation and/or grading to prepare the site for development. Nonetheless, the for the purposes
of this analysis, the CalEEMod default phase were applied to the modeling analysis.

Future development and redevelopment associated with the Project would be required to comply
with SCAQMD Rule 403 to control dust emissions during any dust-generating activities.
SCAQMD Rule 403 requires implementation of various best available fugitive dust control
measures for all construction activity sources within its jurisdictional boundaries. Dust control
measures include, but are not limited to, maintaining stability of soil through pre-watering of
site prior to clearing, grubbing, cut and fill, and earth-moving activities; stabilizing soil during and
immediately after clearing, grubbing, cut and fill, and other earth-moving activities; stabilizing
backfill during handling and at completion of activity; and pre-watering material prior to truck
loading and ensuring that freeboard exceeds six inches. Dust controls consistent with SCAQMD
Rule 403 were accounted for within CalEEMod.

Table III-2, Unmitigated Construction Scenario — Criteria Pollutant Emissions, presents the
estimated maximum daily construction emissions generated during construction of the 10-percent
build-out scenario. Details of the emission calculations are provided in Appendix A, of this Draft
IS/MND.

TABLE liI-2
UNMITIGATED CONSTRUCTION SCENARIO - CRITERIA POLLUTANT EMISSIONS

Phase vocC NOx co SO« PM10 PM2.5

South Coast Air Basin (Los Angeles County); Pounds per Day

Maximum Daily 104.6 140.9 46.1 0.5 227 9.7
Emission

SCAQMD Threshold 75 100 550 150 150 55
Exceed? Yes Yes No No No no

NOTES: VOC = volatile organic compounds; NOx = oxides of nitrogen; CO = carbon monoxide; SOx = sulfur oxides: PM10 = particulate
matter, aerodynamic diameter of 10 micrometers or less; PM2.5 = particulate matter, aerodynamic diameter of 2.5 micrometers or less.

SOURCE: ESA 2022.

As shown in Table III-2, the construction scenario would potentially exceed the SCAQMD mass
daily thresholds for VOC and NOx. Even with mandatory compliance with CARB and SCAQMD
rules regulations, some future development and redevelopment associated with the Project could
be large enough in scale and/or intensity such that many pieces of heavy-duty construction
equipment and/or heavy-duty trucks may be required and that construction period emissions
could exceed the significance thresholds. Therefore, construction activities associated with future
development and redevelopment associated with the Project would result in impacts that would
be potentially significant and mitigation measures would be required. For future development and
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redevelopment associated with the Project that exceeds the applicable SCAQMD thresholds of
significance for construction, implementation of Mitigation Measures AIR-1 through ATR-4
would reduce impacts to less than significant.

Operational Emissions

As previously discussed, implementation of the Project could affect operational criteria pollutant
emissions resulting from future development and redevelopment from vehicle trips traveling
within the City, energy sources such as natural gas combustion, and area sources such as
landscaping equipment and consumer products usage. The Project proposed changes to zoning
designations that may yield greater densities that currently allowed in the City and thus
potentially generate increased operational emissions relative to existing conditions within the
various MUOD areas.

While no specific development projects are proposed at this time, operational emissions were
estimated for buildout of the potential for 1,360 additional dwelling units and commercial
(represented as high turnover restaurant) and general light industrial land uses. There are several
categories of emissions in CalEEMod for operations commonly used to evaluate operational
emissions; area sources, energy sources, mobile sources, and other sources. Area sources
typically include consumer product use (e.g., cleaners, solvents, and other household or
institutional cleaning products), architectural coatings, and landscape maintenance equipment.
Consumer products are chemically formulated products used by household and institutional
consumers, including detergents; cleaning compounds; polishes; floor finishes; cosmetics;
personal care products; home, lawn, and garden products; disinfectants; sanitizers; aerosol paints;
and automotive specialty products. Architectural coatings are paints for coating buildings,
structures, and roadway striping. Consumer products and architectural coatings generate VOC
emissions. Landscape maintenance includes fuel combustion emissions from equipment such as
lawn mowers, rototillers, shredders/grinders, blowers, trimmers, chain saws, and hedge trimmers.
Landscape equipment may be gasoline fueled and may result in fuel combustion emissions (e.g.,
VOC, NOx, CO, PM10, and PM2.5 with trace amounts of SOx). As represented in CalEEMod,
energy sources generate air pollutant emissions from the combustion of natural gas for building
heating and cooking (e.g., VOC, NOx, CO, PM10, and PM2.5 with trace amounts of SOx).
Mobile sources consist of motor vehicles (automobiles and light-duty trucks) traveling to and
from future development and redevelopment associated with the Project. Motor vehicles may be
fueled with gasoline, diesel, or alternative fuels. Emissions from motor vehicles consist of tailpipe
fuel combustion emissions (e.g., VOC, NOx, CO, PM10, and PM2.5 with trace amounts of SOx)
and road dust emissions (e.g., PM10 and PM2.5 from brake wear, tire wear and re-entrained road
dust). Vehicles operating under alternative fuel or electric battery power would generate reduced
or no tailpipe air pollutant emissions compared to gasoline- or diesel-fueled vehicles but would
still generate road dust emissions. Mobile source emissions in CalEEMod were calculated using
information from available traffic studies, where available, or using default CalEEMod
assumptions.® For the purposes of this analysis, emissions sources not accounted for in
CalEEMod defaults, such as stationary sources requiring an SCAQMD permit to operate, were

6  Linscott Law & Greenspan, Transportation Assessment Report, Covina Mixed-Use Overlay District, March 2022

(Appendix D, of this Draft IS/MND).
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not included as no information exists regarding whether such sources would be included in future
development and redevelopment associated with the Project.

Table III-3, Operation Scenario — Criteria Pollutant Emissions, presents the maximum daily
area, energy, and mobile source emissions associated with a conservatively-assumed operational
year of 2024 for the full build-out scenario. It is anticipated that future development and
redevelopment associated with the Project would occur over a number of years. Furthermore, it is
not expected that development of the potential 1,360 additional dwelling units and commercial
and general light industrial land uses in the 74.83-acre area would occur as a single project, but
rather as multiple different projects. Details of the emission calculations are provided in
Appendix A, of this Draft ISSMND.

TABLE IlI-3
OPERATION SCENARIO - CRITERIA POLLUTANT EMISSIONS

Phase vVOC NOy CcoO SOx PM10 PM2.5
South Coast Air Basin (Los Angeles County); Pounds per Day - Full Buildout Scenario

Area 64.42 20.47 120.7 0.13 217 217
Energy 6.30 56.96 45.99 0.34 4.35 4.35
Mobile 263.4 218.4 1977 39 402.0 109.1
Total Maximum Daily Emission 334.1 295.8 2143 4.4 408.6 115.6
SCAQMD Threshold 55 55 550 150 150 55
Exceed? Yes Yes Yes No Yes Yes
South Coast Air Basin (Los Angeles County); Pounds per Day - Optimized Project Buildout Scenarios
'g";’l‘;’:l:‘t";f'“T"gt‘gf?‘,'/‘f) Percent 15% 15% 25% 100% 35% 45%
Total Maximum Daily Emission 50.1 444 535.8 44 143.0 52.0
SCAQMD Threshold 55 55 550 150 150 55
Exceed? No No No No No No

NOTES: VOC = volatile organic compounds; NOx = oxides of nitrogen; CO = carbon monoxide; SOx = sulfur oxides; PM10 = particulate
matter, aerodynamic diameter of 10 micrometers or less; PM2.5 = particulate matter, aerodynamic diameter of 2.5 micrometers or less.

SOURCE: ESA 2022.

As shown in Table I11-3, the full buildout operational scenario would exceed the SCAQMD mass
daily thresholds. However, as described above, the MUOD applies on an as-requested, project-
by-project basis. As such, the types of sizes of future development and redevelopment associated
with the Project cannot be determined until specific projects have been proposed and submitted to
the City. Based on the results in Table III-3, it is expected that if approximately 15 percent of the
full buildout scenario is developed as a single future project, its operational emissions would be
expected to be below the SCAQMD thresholds of significance.

Significance determinations would be based on individual project specifics. Individual projects
with emissions that exceed the thresholds normally would result in a significant impact and
require mitigation. Future development and redevelopment associated with the Project could

ESA / D202100759.01
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result in additional operational emission sources that are not listed above or for which specifics
are not known. Thus, even with mandatory compliance with CARB and SCAQMD rules and
regulations, it is possible that future development and redevelopment associated with the Project
could result in significant impacts related to a cumulatively considerable net increase of a criteria
pollutant for which the region is non-attainment for a sufficiently large project. Therefore,
operational activities associated with future development and redevelopment associated with the
Project could result in air quality impacts that are potentially significant and mitigation measures
would be required. For future development and redevelopment associated with the Project that
exceeds the applicable SCAQMD thresholds of significance for operation, implementation of
Mitigation Measures AIR-1 through AIR-4 would reduce impacts to less than significant.

Mitigation Measures

Refer to Mitigation Measures AIR-1 through AIR-4 above.
C) Expose sensitive receptors to substantial pollutant concentrations?

Less than Significant Impact with Mitigation Incorporated. Future development and
redevelopment associated with the Project could expose sensitive receptors to pollutant
concentrations from localized emissions near the Project Sites. In addition to these localized
impacts, vehicle travel associated with future development and redevelopment of the Project
could result in exposure of sensitive receptors to CO emissions from intersection congestion.
Based on the nature and extent of new projects, nearby sensitive receptors could be exposed to
levels of toxic air contaminants that could result in a potential increase in cancer, acute, and/or
chronic risk.

Based on the thresholds in the SCAQMD Final Localized Significance Threshold Methodology
(SCAQMD, 2008), the Project would cause a significant impact if maximum daily localized
emissions of NOx, CO, PM10 and PM2.5 during construction or operation of an individual
project were greater than the applicable localized significance thresholds, resulting in predicted
ambient concentrations at air quality-sensitive receptors greater than the most stringent ambient
air quality standards for NO, and/or CO. Table I11-4, South Coast AQMD Air Quality
Significance Thresholds, provides the SCAQMD ambient concentration-based significance
thresholds for emissions that may expose sensitive receptors to substantial pollutant
concentrations. SCAQMD screening mass emissions levels that could cause an exceedance of the
ambient concentration thresholds vary depending on the location (e.g., source-receptor area) of a
project site, the size of a project site, and the distance from a project site to an air quality-sensitive
receptor and are provided in Appendix C of the SCAQMD Final Localized Significance
Threshold Methodology.”

7 SCAQMD, Final Localized Significance Threshold Methodology, 2008.
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TABLE lil4
SouTH CoAsT AQMD AIR QUALITY SIGNIFICANCE THRESHOLDS

Ambient Air Quality Standards for Criteria Pollutants ?

NO; South Coast AQMD s in attainment; project is significant if it causes or contributes to an
1-hour average exceedance of the following attainment standards:
annual arithmetic mean 0.18 ppm (state)
0.03 ppm (state) and 0.0534 ppm (federal)
PM10 10.4 pg/m? (construction)® & 2.5 pg/m? (operation)
24-hour average 1.0 pg/m?
annual average
PM2.5 10.4 pg/m® (construction)® & 2.5 ug/m?® (operation)
24-hour average
CcOo South Coast AQMD s in attainment; project is significant if it causes or contributes to an
1-hour average exceedance of the following attainment standards:
8-hour average 20 ppm (state) and 35 ppm (federal)

9.0 ppm (state/federal)

NOTES:

4 Ambient air quality thresholds for criteria pollutants based on South Coast AQMD Rule 1303, Table A-2 unless otherwise stated
b Ambient air quality threshold based on South Coast AQMD Rule 403.

CO = carbon monoxide; SOx = sulfur oxides; PM10 = particulate matter, aerodynamic diameter of 10 micrometers or less; PM2.5 =
particulate matter, aerodynamic diameter of 2.5 micrometers or less; NO2 = nitrogen dioxide; ppm = parts per million; pg/m®= one-
millionth of a gram per cubic meter air.

SOURCE: SCAQMD 2019.

The Project would result in a significant impact for CO hotpots if the concentrations of CO at a
roadway intersection within 0.25-mile of an air quality-sensitive receptor would exceed the CO 1-
hour and/or 8-hour concentration limits in Table I1I-4. Based on the thresholds in the SCAQMD
CEQA Air Quality Handbook, the Project would cause a significant impact by exposing air
quality-sensitive receptors to toxic air contaminants if it would emit toxic air contaminants that
exceed the maximum incremental cancer risk of 10 in one million or a cancer burden greater than
0.5 excess cancer cases (in areas greater than or equal to 1 in 1 million) or an acute or chronic
Hazard Index of 1.0.

Construction Emissions

Construction of future development and redevelopment associated with the Project could have the
potential to create localized air quality impacts through the use of heavy-duty construction
equipment and through vehicle trips generated by construction workers and haul trips traveling to
and from the Project Sites in the SCAB. In addition, fugitive dust emissions would result from
construction activities. Construction emissions can vary substantially from day to day, depending
on the level of activity, the specific type of operation and, for dust, the prevailing weather
conditions. The SCAQMD recommends that a Localized Significance Threshold (LST) analysis
be conducted on a project-level using on-site mass emission look-up screening tables or project-
specific air dispersion modeling (SCAQMD, 2008). As the Project is programmatic, a
quantitative analysis is not provided at this time as sufficient project-level details are not known.

Concentrations of toxic air contaminants (TACs) are used as indicators of ambient air quality
conditions. Sensitive receptors maybe located within close proximity to future development and
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redevelopment associated with the Project. The SCAQMD recommends that construction health
risk impacts be evaluated for substantial sources of diesel particulate matter (DPM) emissions
(e.g., projects with substantial diesel-fueled trucks or equipment) in proximity to sensitive
receptors and has provided guidance for analyzing mobile source diesel emissions. Localized
DPM emissions strongly correlate with localized PM2.5 emissions. However, localized analysis
does not directly measure health risk impacts. Therefore, future development and redevelopment
associated with the Project may require project-specific dispersion modeling to evaluate potential
health risk impacts associated with construction.

No specific projects are current proposed under the Project. No information currently is available
regarding specific projects that could facilitated by the MUOD. Other details necessary to provide a
meaningful estimate of emissions also is lacking, such as specific sites, buildings and facilities to be
constructed or modified, construction schedules, and quantities of earthmoving. Since this
information is unknown, localized emissions modeling is not feasible and would be speculative.
Significance determinations would be based on the individual project’s specifics. Through each
project’s individual environmental review process, localized emissions may be quantified and
compared against project-specific thresholds. Individual projects that exceed the thresholds would
normally be considered to have significant impacts and require mitigation. Because future
development and redevelopment associated with the Project could occur close to existing sensitive
receptors, construction of measures facilitated by the Project could expose sensitive receptors to
substantial pollutant concentrations. Construction equipment exhaust combined with fugitive
particulate matter emissions could expose sensitive receptors to substantial concentrations of criteria
air pollutant emissions, DPM or TACs, resulting in a potentially significant impact and mitigation
measures would be required. Implementation of Mitigation Measures AIR-1 through AIR-6
would reduce impacts related to localized emissions and TAC emission to less than significant.

Operational Emissions

The SCAQMD recommends the evaluation of localized air quality impacts on sensitive receptors
in the immediate vicinity of a project. However, the impacts are based on specific equipment and
operations. Because the exact nature, location, and operation of future development and
redevelopment associated with the Project are unknown, quantification of localized operational
impacts and health risks would not be feasible and would be too speculative. Land uses that have
the potential to generate substantial stationary sources of emissions that would require a permit
from SCAQMD for industrial land uses. Future development and redevelopment associated with
the Project may include the use of restaurant charbroilers or other equipment that could generate
PM10, PM2.5 and/or DPM emissions from equipment use and truck idling. As operation of some
future development and redevelopment associated with the Project may occur within proximity to
sensitive receptors, there is the potential for localized emissions to expose sensitive receptors to
substantial pollutant concentrations that could result in a potentially significant impact and
mitigation measures would be required. Implementation of Mitigation Measures AIR-1 through
AIR-6 would reduce impacts related to localized emissions and TAC emission to less than
significant.
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Carbon Monoxide Hotspots

The potential for future development and redevelopment associated with the Project to cause or
contribute to carbon monoxide (CO) hotspots is evaluated by comparing project intersections
(both intersection geometry and traffic volumes) with prior studies conducted by SCAQMD in
support of their AQMPs and considering existing background CO concentrations. As discussed
below, this comparison demonstrates that the Project would not cause or contribute considerably
to the formation of CO hotspots, and that CO concentrations at project intersections would remain
well below the ambient air quality standards.

CO levels in the unincorporated County are below the NAAQS and CAAQS as the County
portion of the SCAB are designated as attainment. Maximum CO levels in recent three years are
1.2 to 4.5 ppm (1-hour average) and 0.8 to 4.7 ppm (8-hour average). CO levels decreased
dramatically in California with the introduction of the catalytic converter in 1975. No
exceedances of CO have been recorded at monitoring stations in the SCAB since 2003 and both
the SCAB are designated as CO attainment areas for both the CAAQS and NAAQS (SCAQMD,
2016). Thus, it is not expected that CO levels at roadway intersections would rise to the level of
an exceedance of these standards.

Furthermore, CO emissions from vehicles have substantially reduced compared to 2003-era
vehicles based on improved vehicle emissions standards and are presumed not to exceed the
applicable thresholds. Thus, this comparison demonstrates that the Project would not contribute
considerably to the formation of CO hotspots and no further CO analysis is required. The Project
would result in a less than significant impact with respect to CO hotspots.

Toxic Air Contaminants

Construction and operation of future development and redevelopment associated with the Project
would result in emissions of TAC, predominantly from DPM emissions from on- and off-road
vehicles during construction and from the operation of diesel fueled equipment or generators
during operational activities. Exposure to TACs can produce lifetime cancer risk or short-term
chronic or acute not-cancer risk.

Because the exact nature, location, and operation of future development and redevelopment
associated with the Project are unknown, and because health risk impacts from TACs are
cumulative over the life of the nearby receptors, quantification of potential health risks would be
speculative. However, as construction and operation of future development and redevelopment
associated with the Project may occur within close proximity to sensitive receptors, there is the
potential for risk to exceed air district thresholds of significance, which could cause the adverse
health effects discussed above. Therefore, future development and redevelopment associated with
the Project could expose sensitive receptors to substantial TAC concentrations. This may result in
potentially significant air quality impacts and mitigation measures are required. Implementation
of Mitigation Measures AIR-1 through AIR-6 would reduce impacts related to localized
emissions and TAC emission to less than significant.

Mitigation Measures
Refer to Mitigation Measures AIR-1 through AIR-4 above.
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AIR-5: Stationary Sources. Applicants for new or modified stationary sources
associated with the Project that: 1) have the potential to generate 40 or more diesel trucks
per day and 2) are located within 1,000 feet of a sensitive land use (e.g. residential, schools,
hospitals, nursing homes), as measured from the property line of the Project to the
property line of the nearest sensitive use, shall submit a health risk assessment (HRA)
to the County Department of Regional Planning prior to future discretionary project
approval. The HRA shall be prepared in accordance with policies and procedures of the
state Office of Environmental Health Hazard Assessment (OEHHA) and the applicable
air quality management district. If the HRA shows that the incremental cancer risk
exceeds ten in one million (10E-06), particulate matter concentrations would exceed 2.5
pg/m’, or the appropriate noncancer hazard index exceeds 1.0, the applicant will be
required to identify and demonstrate that best available control technologies for toxics
(T-BACTs) are capable of reducing potential cancer and noncancer risks to an acceptable
level, including appropriate enforcement mechanisms. T-BACTs may include, but are not
limited to, restricting idling onsite or electrifying warehousing docks to reduce diesel
particulate matter, or requiring use of newer equipment and/or vehicles. T-BACTs
identified in the HRA shall be identified as mitigation measures in the environmental
document and/or incorporated into the site development plan as a component of the
Project.

AIR 6: Health Risk Assessment. Applicants shall submit a HRA to the County prior to
future discretionary project approval for sensitive land uses associated with the Project
within the following distances as measured from the property line of the Project to the
property line of the source/edge of the nearest travel lane, from these facilities:

o Industrial facilities within 1,000 feet.
e Distribution centers (40 or more trucks per day) within 1,000 feet.

* Major transportation projects (50,000 or more vehicles per day) within 1,000
feet.

¢ Gasoline dispensing facilities within 300 feet.

e The HRA shall be prepared in accordance with policies and procedures of the
applicable Air Quality Management District. If the HRA shows that the
incremental cancer risk exceeds ten in one million (10E-06) or the appropriate
noncancer hazard index exceeds 1.0, the applicant will be required to identify and
demonstrate that mitigation measures are capable of reducing potential cancer
and non-cancer risks to an acceptable level (i.e., below ten in one million or a
hazard index of 1.0), including appropriate enforcement mechanisms. Measures
to reduce risk may include but are not limited to:

* Air intakes located away from high volume roadways and/or truck loading zones,
unless it can be demonstrated to the County Department of Regional Planning
that there are operational limitations.

* Heating, ventilation, and air conditioning systems of the buildings provided with
appropriately sized maximum efficiency rating value (MERYV) filters.

Mitigation measures identified in the HRA shall be identified as mitigation measures in the
environmental document and/or incorporated into the site development plan as a component of
the Project. The air intake design and MERYV filter requirements shall be noted and/or reflected
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on all building plans submitted to the County and shall be verified by the County Department of
Regional Planning. ‘

d) Result in other emissions (such as those leading to odors) adversely affecting a
substantial number of people?

Less than Significant Impact. The occurrence and severity of potential odor impacts depends on
numerous factors, including the nature, frequency, and intensity of the source, the wind speeds
and direction. Also a factor is the sensitivity of receiving location. Although offensive odors
rarely cause physical harm, they can be a nuisance and cause distress among the public and result
in citizen complaints.

While the Project is not anticipated to directly produce environmental impacts, the rezoning
program as part of the Project would allow for greater densities than are currently allowed within
the City. As such, future development and redevelopment associated with the Project would
generate odors from vehicles and/or equipment exhaust emissions. Odors produced would be
attributable to concentrations of unburned hydrocarbons from tailpipes of construction
equipment, architectural coatings, and asphalt pavement application. However, such odors would
disperse rapidly and would generally occur at magnitudes that would not affect substantial
numbers of people. Additionally, approval of the Project would not provide any goals, policies, or
programs that would significantly increase odors. Therefore, impacts associated with odors are
expected to be less than significant.

Land uses and industrial operations associated with odor complaints include agricultural uses,
wastewater treatment plants, food processing plants, chemical plants, composting, refineries,
landfills, dairies, and fiberglass molding. As described in Threshold AE-1 , while the Project
consists of a policy document update that is not anticipated to produce environmental impacts, the
rezoning program as part of the Project would allow for greater densities than are currently
allowed within the County. However, the rezoning program involves a net increase in residential
land uses and a net decrease in non-residential land uses and would not generate operational
odors. Additionally, approval of the Project itself, as a policy document update, would not
provide any goals, policies, or programs that would significantly increase odors. Therefore, the
odor impacts would be less than significant. No mitigation is required.
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Biological Resources

Less than
Potentially  Significant  Less-than-
Significant with Mitigation Significant  No
Issues (and Supporting Information Sources): Impact Incorporated Impact  Impact

IV. BIOLOGICAL RESOURCES—Would the Project:

a) Have a substantial adverse effect, either directly or through O X O O
habitat modifications, on any species identified as a
candidate, sensitive, or special-status species in local or
regional plans, policies, or regulations, or by the California
Department of Fish and Game or U.S. Fish and Wildlife
Service?

b) Have a substantial adverse effect on any riparian habitat or O O O X
other sensitive natural community identified in local or
regional plans, policies, regulations, or by the California
Department of Fish and Game or U.S. Fish and Wildlife
Service?

c) Have a substantial adverse effect on state or federally 